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Dear  Potential  Development  Team: 

Thank  you  for  joining  us  today  for  another  in  our 
series  of  Technical  Assistance  Seminars.  The  subject 
for  today's  seminar  will  be  Financing.  This  session 
is  designed  to  provide  guidance  to  developers  responding 
to  the  RFP  for  the  South  End  Neighborhood  Housing 
Initiative  (SENHI)  Phase  I  parcels.  In  this  brochure 
and  today's  informational  session,  we  will  provide 
information  about  resources  which  will  help  non-profit 
developers  meet  SENHI  af f ordability  goals  and  bridge 
the  gap  between  development  costs  and  available 
resources . 


As  you  know,  SENHI  is  an  opportunity  to  expand  the 
supply  of  affordable  housing  in  the  City  of  Boston. 
Mayor  Flynn  has  endorsed  SENHI  particularly  because 
of  its  aff ordability  requirements.  The  BRA-owned 
inventory  of  vacant  land,  in  combination  with  strong 
development  interest  in  the  area,  public  investment 
in  new  roads  and  the  removal  of  the  elevated  Orange 
Line,  create  a  singular  opportunity  for  development 
in  the  South  End.  SENHI  is  designed  to  benefit  from 
these  conditions.  SENHI  will  enhance  and  expand  the 
unique  South  End  environment,  creating  much  needed 
affordable  housing  while  at  the  same  time  promoting 
development  opportunities  for  non-profit  organizations, 
community  development  corporations  (CDCs),  minority 
buisness  enterprises  (MBEs)  and  joint  ventures. 
Further,  the  Mayor  has  enlisted  the  committment  of 
appropriate  city  departments  to  ensure  the  success 
of  this  innovative  and  exciting  program. 

We  hope  you  will  find  today's  session  useful.  Every 
effort  has  been  made  to  assure  that  the  information 
presented  in  this  brochure  is  accurate  and  up-to-date, 
but  the  final  authority  on  all  of  these  programs  is 
the   sponsoring   agencies.    You   should   contact   the 
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individual  program  sponsors  for  complete  information 
on  the  regulations  associated  with  their  programs, 
including  Fair  Housing  Standards,  Massachusetts 
Prevailing  Wages,  M.G.L.  149,  Davis-Bacon  Prevailing 
Wages,  Minority  Business  Utilization  Ordinances  and 
Federal  Environmental  and  Historic  Clearance  Procedures. 
As  developers,  you  will  bear  full  responsibility  for 
assuring  that  your  projects  meet  the  criteria  attached 
to  any  funding  you  may  receive. 

With  regard  to  the  BRA's  program  for  SENHI-related 
technical  assistance,  specific  awards  will  be  made 
after  preliminary  developer  designation.  However, 
general  technical  assistance  will  be  available  until 
then  from  BRA  staff.  As  part  of  this  program,  we 
will  begin  offering  weekly  technical  assistance 
workshops  on  Tuesdays  at  1:00  p.m.  at  the  Dudley  Site 
Office,  2406  Washington  Street,  Roxbury  (the  old  Social 
Security  Office). 

If  you  have  specific  concerns  or  issues,  you  should 
call  Tom  O'Malley  or  Maria  Faria  in  advance  so  that 
the  appropriate  staff  can  be  in  attendance,  otherwise, 
the  sessions  will  be  general  in  nature.  We  strongly 
encourage  early  identification  of  potential  problems 
and  concerns. 

For  more  information  on  the  workshops,  call  Tom  O'Malley 
or  Maria  Faria  at  the  BRA  Dudley  Site  Office  at 
445-3921. 

Sincerely, 


SC/ymb 
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SOUTH    END    NEIGHBORHOOD    HOUSING    INITIATIVE 

Background 

The  South    End    Neighborhood    Housing    Initiative   (SENHI)    is   an   opportunity   to 
expand   the   supply  of  affordable   housing   in   the   City  of  Boston.      Few  areas   in 
Boston   other  than   the  South    End   have  as   much   city-owned    land   suitable  for 
residential   development.      The  South    End    is   also  the  focus  of  increased    resi- 
dential   development   interest.      Currently,    eighteen    projects   totaling   over  700 
units  of  housing   are  underway  or   soon   will    be;    and   greater  than   half  of  these 
units   are   new  construction.      These  units   will   add   a   mix   of  housing   opportuni- 
ties to  the  South   End,    but  they  will   not  be  enough   to  meet  the  existing   need, 
particularly  of   low-   and   moderate-income   households.      The   inventory  of 
city-owned    land,    strong   development   interest,    public   investment   in   new 
roads,    and   the   removal   of  the  elevated   Orange   Line  combine  to  create  a   sound 
opportunity  to  begin  to  address   critical   South    End   concerns   such   as   blight, 
housing   affordability,    gardens,    and  open    space. 

Program  Objectives 

SENHI    is  a   program   designed   to  address    long-standing    issues   in   the  South 
End   community.      Among   these   issues   are   blighted   and   abandoned   property; 
the  need   for  more  affordable   housing;    the   lack  of  development  experience 
among   minority  and   community-based   groups   interested    in   improving   the  South 
End;    and    impending   displacement  of  neighborhood    residents  due  to   rising 
housing   costs.      SENHI    goes   beyond   previous   urban    renewal   efforts   by  mus- 
tering   public   resources   and    private  market   interest  to  meet  community   needs 
for   housing,    open    space,    parking,    and   economic  opportunity. 

The  objectives  of  the  SENHI    Program   include 

o      Creation   of  Affordable   Housing, 

o      Increased    Development  Opportunities   for  Minority    Business    Enterprise 
(MBEs)   and   Community    Development  Corporations    (CDCs), 

o      Reinforcement  of  South    End    Character. 

Submission    Procedures   for   Phase    I    of  the  SENHI    Program 

Applicants  are  requested  to  submit  five  copies  of  submission  materials  by 
5  P.M.  on  June  30,  1987  for  all  buildings  and  parcels  in  the  Request  for 
Proposals    (RFP)   for   SENHI    Phase    I    to: 

Stephen    Coyle,    Director 
Boston    Redevelopment   Authority 
One   City   Hall   Square 
Boston,    MA      02201 

AM    responses   must   conform   to   the   submission    requirements  outlined    in   this 
Request  for   Proposals.      Following   an    initial    review  of  the   submissions, 
additional    information   may   be   requested   from   competing   teams.        All    financial 
information    requested   for   individual    team   members   shall    be   held   confidential. 
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Bid   Conferences   will    be   scheduled   to   provide   interested   development  groups 
with   additional    information   on   submission    requirements. 

Eligibility 

The   RFP  for  SENHI    Phase    I    solicits   proposals  for  development  of  new   housing 
units.      Proposals  may   include   incidental    retail    space. 

All   development  entities   are  eligible  to   submit   proposals   for   Phase    I. 
Preference  will    be  given   to  Minority    Business    Enterprises    (MBEs),    Community 
Development   Corporations    (CDCs),    non-profit  organizations,    or  Joint  Ventures 
as   described    below.      Preference  will   also  be  given   to  those  development  teams 
which   employ   MBE   and    CDC   contractors   in   development-related   areas. 

Joint   Ventures    -    Partnerships   between   or  among   MBEs,    CDCs,    non-profits 
and   a   majority   developer   in   which   the   MBE,    CDC   or   non-profit  has   at   least 
30%  control    and   participation    in   the  decisions   and    profits  of  the  joint  venture 
as   set  out  in   the   Partnership   agreement   legally   defining   the  joint  venture.      A 
copy  of  the   Partnership  agreement  must  be  included   in   the  submission   and 
will   be  held   confidential. 

Minority   Business   Enterprises   ("MBEs")   -    Firms  that  meet  the  following 
criteria  and   are  certified   as   MBEs   by  the  State  Office  of  Minority   Business 
Assistance   (SOMBA): 

1.  Owners   are  members   of  a   definable  minority  group. 

2.  Minority   partners/shareholders   must  own   at   least  51%  of  the   business. 

3.  Minority  owners   must  have  dominant  control   of  the   business. 

4.  Minority  owners   must   be   substantial    investors   in   the   business. 

5.  The   business   must   be  an   on-going   concern. 

"Minority"...    means   a   person   with   permanent   residence   in   the   United   States 
who   is: 

Black   American    -    Persons   having   origin    in   any  of  the   Black   racial    heritage 
groups   of   Africa;    or 

Central/South  American  -  Persons  of  Mexican,  Puerto  Rican,  Cuban,  Central 
or   South    American   origin;    or 

Native   American    -    Persons  of  American    Indian,    Eskimo,    Aleut,    and   native 
Hawaiian   origin;    or 

Asian-Pacific  Americans  -  Persons  of  Chinese,  Japanese,  Taiwanese,  Korean, 
Vietnamese,  Laotian,  Cambodian,  Philipinos,  Samoans,  Guamanians,  Northern 
Marianas,    and   the   U.S.    Trust  Territory  of  the   Pacific    Islands   origin;    or 

Asian-Indian   American    -    Persons  of    Indian,    Pakistani,    and    Bangladesh   origin; 
or 
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Cape   Verdean    -    Persons  of  the   Cape   Verdean    Island  origin   who  are  of   Black 
African   heritage. 

MBEs   must  be  certified   as   having    submitted   application   for  certification   as  of 
the  date  of  submission. 

A   copy  of  the  MBE   certification    letter  or   proof  of  application   from   SOMBA 
must   be   included   with   submission. 

Those  applicants  who  wish   to  compete  as  MBEs  but  are  denied   certification 
from  SOMBA  are  ineligible  for  this  category  in   the  competition. 

Community   Development  Corporations    ("CDCs")    -   An   established   non-profit 
organization   that  is  controlled   by   residents  of  a   specific  community  defined   by 
a  geographic  area,    organized  for  the  purpose  of  community  housing  and 
economic  development. 

Evidence  of  CDC    status   is    required    in   the  submission. 

Non-Profit  Organizations   -   Organizations  with   501(c)(3)   tax   exempt  status. 

A   copy  of  the  organization's  articles  of  incorporation   and   evidence  of  tax 
exempt  status  must  be   included   in   the  submission. 
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Housing  Production  Process 


The  Commonwealth  of  Massachusetts   is  currently  experiencing   the   logical 
outcome  of  unparalleled   economic  expansion   -   enormous  pressure  on   the  housing 
market.      The  Commonwealth's   booming   economy  and   the   lowest  unemployment 
rate  in  the  nation   (3.8%)   have  combined   to  produce  an   environment  that  is 
most  conducive  to  the  financing   and   construction  of  new   housing.      This   is 
fortunate,    because  this  time  of  economic  opportunity   is  occurring   when  there 
is  tremendous  demand  for  housing   brought  about  by  the  increasing   rate  of 
household   formation  of  the   "baby   boom"   generation   and   the  trend   toward 
smaller  households   composed   of  single  people,    widowed  or  divorced   persons 
and   the  elderly. 

The  Massachusetts    Housing    Partnership  or  MHP,    established   in   the  spring   of 
1985   by   Governor   Dukakis,    has   developed   a   number  of   responses  to  this   need 
and   demand   for   housing.      These   responses   are   based   on   the   principle  that 
the  way  to   reduce  the  pressure  on   housing   prices   is  to  increase  the  supply  of 
affordable  housing   and   to   increase  the  supply  of  housing    in    response  to  the 
range  of  need   that  exists:      from   rental   housing   affordable  to   low-income 
families  to  homeownership  opportunities  for   low-   and   moderate-income  first 
time  homebuyers.      The  programs  that  are  developed   respond   to  the   range  of 
need   with   varying   levels  of  subsidy:      from  the  shallow,    below  market  interest 
rate  subsidy  of  the  TELLER    Program  to  the  assisted  development  and  operation 
of  public   housing  through   the  Commonwealth's   Chapter  705,    689,    and 
667   Programs.      The   programs   developed   must  also   respond   to  the  special 
needs  of  the  handicapped   and   the  diminishing   mobility  and    increasing   care 
needs  of  the  elderly.       In    response,    the  MHP   sponsoring   programs   through   the 
Executive  office  of  Communities   and    Development  and  other  state  agency 
affiliates  that  are  targeted   to  meet  specific   needs. 

Other  programs   supporting   affordable   housing   are  available  through   city 
agencies   and   private  organizations.      The  following    pages   describe  these  other 
subsidy   programs,    as   well    as   the   Commonwealth's   programs.      Many  of  these 
housing   subsidy   programs   were   established   prior  to  the   1986  Tax    Reform   Act. 
Some  of  the   programatic  changes   made  to   reflect  the   new   tax    laws   may   not  be 
reflected    in   the  following   descriptions. 

The   rest  of  this   section   describes   some  of  the   actors    in   the   housing 
production   process,    and   the   housing   delivery   system.      The  next   section 
describes   major   programs   available  to   nonprofit  developers.      Section   3 
contains   brief  descriptions  of  other   programs   which    support  affordable 
housing    production. 

The   Housing   Actors 

The    Executive  Office  of  Communities   and    Development   (EOCD):      This   is   the 
principal    state  agency   for   housing   and   neighborhood   matters.      It   has   a   broad 
mandate  to   act   in   the  areas  of  housing,    community   development,    urban    renewal, 
local    assistance  and    social    and   economic  opportunity.      EOCD   contains  three 
principal    divisions;    the   Division   of  Municipal    Development,    the   Division   of 
Housing,    and   the   Division   of   Neighborhood   and    Economic  Opportunity   (see 
chart).      The   Division   of   Housing   administers   the   state's   various   housing 
programs.       It  also   serves   as   a   pass-through   for  federal    funds   under  the 
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Section   8   program.      In   addition,    this   division  oversees   the  management  of 

existing   state-aided    housing   units. 

Executive  Office  of  Communities  and   Development 

100  Cambridge  Street 

Boston,    MA      02202   (617)   727-7765. 

Massachusetts   Housing    Partnership    (MHP):      MHP   is  an    initiative  of  Governor 
Dukakis  through   the   Executive  Office  of  Communities  and    Development.      The 
purpose  of  MHP   is  to  maximize   low-   and   moderate-income   housing   production 
through   a  deal-making    procedure   between   the   public  and   private  sectors. 
The  partnership   is  composed  of  representatives   including   bankers,    developers, 
local   and   state  officials,    community-based   nonprofits,    interested   citizens,    real 
estate   interests   and   housing   professionals.      The   Partnership   has  five  goals: 
1 )  to   reclaim   salvageable,    abandoned   properties;    2)  to  redevelop  for   housing 
the  3,000  or  so  abandoned    lots   in   neighborhoods   throughout  the   state;    3)   to 
strengthen    housing   programs  for   special    needs   populations;    4)   to   spur  the 
production  of  additional   multi-family  and   single-family   housing;    and,    5)  to 
develop   and    stimulate   new   approaches   to  the   preservation   of  new   housing   at 
affordable  cost   levels.      The   partnership   is   divided   into  five   subcommittees 
that  deal   with    Rental    Housing,    Responsible   Growth   Management,    Home  Ownership, 
At   Risk   Populations,    and   Urban   Abandonment. 

The  Massachusetts   Housing   Partnership   is  committed   to  assisting   local   housing 
partnerships  to   achieve  their  goals   by  finding   funding   sources   and   furnishing 
resources   and   technical   assistance.      The  MHP   was   formed   early    in    1985.      It   is 
supported    by   a   $35  million   fund   and   may   call   on   existing   state   housing   and 
community   development  programs.      For   information:      Massachusetts   Housing 
Partnership    (EOCD),    Joseph    Flatley,    Director;    Carl   White,    Senior   Policy 
Analyst,    100   Cambridge  Street,    Room    1404,    Boston,    Massachusetts  02202 
(617)   727-7824. 

Boston    Housing   Authority   (BHA):      As   defined    by   state   law   (Ch.    121B)    BHA's 
purpose   is  to   provide  housing   for  elderly,    persons,    with   special    needs,    and 
low-income  families    (see   low-income  definition    in   Appendix).      BHA   can   buy, 
build,    rehabilitate  or   lease  and   manage   housing   for   low-income   people. 
Boston    Housing    Authority:      451-1250. 

Boston    Redevelopment  Authority   (BRA):      The   BRA    is    responsible  for   housing, 
commercial   development  and    planning   activities   in   the   City  of   Boston.      As  the 
city's   planning   agency,    the   BRA    is   not  only    responsible  for  zoning    (as   support 
staff  to  the   Zoning   Commission)   and   city-wide   comprehensive   planning,    but 
also   historic   preservation,    transportation,    and   economic   research.       In 
developing   and   administering    its   projects,    the   BRA    provides   staff   in 
engineering,    real   estate  acquisition,    project  administration,    property 
management,    urban   design   and    relocation.      Currently,    the   BRA    is  overseeing 
numerous    large  mixed-use  development   projects   as   well   as  major   Zoning   Code 
Amendments   such   as   the   Downtown    Interim  Overlay   District.      Boston 
Redevelopment  Authority:      722-4300. 

Massachusetts    Housing    Finance  Agency   (MHFA):      Nonprofit  or   limited-dividend 
sponsors   and   developers  of  housing    in   Massachusetts   can  obtain   construction 
and   mortgage   loans   at   interest   rates   lower  than   those  of  the  normal    market 
from   the  Massachusetts    Housing    Finance   Agency.      Essentially,    this    independent 
state  agency    is   a   bank   in   the   business  of  making    loans   to  build   up   the   supply 
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of  housing   in   Massachusetts  for  people  of   low-,    moderate-,    and  middle-income 
through   new  construction  of  rehabilitation.      It  can   make   loans  at   lower   rates 
because   it  raises  money   by   selling   tax-exempt  bonds  and   notes  to  private 
investors.      The  major   social   goal   of  the  agency   is  to   produce   housing   develop- 
ments for  people  of  varied   income   levels  and  avoid  the  segregation  of  low- 
income  people   in   exclusively   low-income   projects.      By   law,    at   least  one-fourth 
of  the  units   in  ^ny  development  financed   by  the  agency  must  be  for  persons 
for   low   income.        To  achieve  this  mix,    the  agency  utilizes  federal   and   state 
rent  subsidies   and    interest   rate   subsidy   programs  as  well   as   scaling    rents  to 
make  the  development  work  economically.      For   information:      Massachusetts 
Housing    Finance   Agency,    50  Milk   Street,    Boston,    Massachusetts   02109 
(617)   451-3480  or   (1-800)   882-1154. 

Nonprofit  Sponsor:      A    nonprofit  housing   corporation   is   incorporated   under 
state   law   which    provides   that   it  may   not  earn   or   pay  a   profit  for   its 
incorporators  or  owners.      It  can    serve  as   mortgagor  of  housing   developments 
built   upon   appropriate   state  and   federal    housing   programs  for   persons  of 
limited    incomes   and   can    receive   state  or  federal    subsidies   for  such    housing. 

Nonprofit  Associations:      The   nonprofit  mechanism  for  producing    low-   and 
moderate-income   housing   encompasses  a  varied   group  of  actors  and   its 
importance   in   the  development  of  housing   is   growing.      Regional    nonprofits 
such   as  The  Massachusetts   Nonprofit   Housing   Association   (MNPHA),    are  good 
sources  of  information.    Community   Action   Agencies   (CAPs),    Neighborhood 
Housing   Services   and   nonprofits  established   to  develop  Section   202 
developments,    comprise  a   growing    list  of  non-profit  groups   active   in   the 
development  of   low-   and   moderate-income   housing   field   but  too   numerous   to 
include   in   this   publication. 

The   Housing    Delivery  System 

In   the  development  of  housing  the  functions  and   needs  of  the  public  and 
private   sectors    intertwine.      There  are  many   actors:      in   the  public   sector 
these   include  agencies  and   programs   at  the  federal,    state,    and    local    levels;    in 
the   private   sector,    they   include  a   myriad   of  developers   and   builders. 

In   the   production   of  housing,    at  the   state   level,    the   Executive  Office  of 
Communities   and    Development   has   responsibility   for  the  conceptualization, 
development  and   implementation   of  programs  to  construct  public   and   private 
housing   for   rental    and   homeownership.      Many  of  the   housing   programs  are 
implemented   at  the  state   level    by  the  Massachusetts    Housing    Finance  Agency 
and   at  the   local    level,    by   local    housing   authorities.      Locally   elected   officials 
in   conjunction   with    local    planning   and   development   staffs   are  also   involved    in 
the   housing   development  process. 


Except   in   the  MHFA   80/20   program   which    requires   that  only  20  percent 
of  the   units   be   for   low-income   people. 
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The  federal    government  has   a   hand    in   the  housing   development  process 
through   the   Department  of  Housing   and    Urban    Development  and   the   Farmers 
Home   Administration.      The   private   sector   is   also  a   very  active  participant   in 
the   housing   development   process,    through   developers,    builders,    lenders, 
architects  and   engineers,    real    estate   brokers   and   attorneys.      The  neighbor- 
hood   itself  is   frequently   involved   in   the   housing   development  process, 
through   a   locally-initiated,    nonprofit  community   development  corporation. 

Private  businesses   can   also   play   an    important   role   in   the   production   of 
housing   in   their  communities,    perhaps   by  donating   sites  for  development.      By 
helping   to   increase   housing   opportunities   in   their  communities,    they   will 
ensure  that  there  will   be  adequate  affordable  housing  for  their  employees. 

Public   Rental   Production   Programs 

The  term  "public  housing"  conjures  up  for  most  people  the  image  of  closely- 
packed,  large  brick  buildings  located  in  urban  areas.  Although  such  public 
housing,  built  in  the  post  World  War  II  era,  fits  this  stereotype,  the  public 
housing  being  built  today  does  not.  The  housing  for  low-income  people  being 
produced  by  BHA  is  designed  to  be  compatible  in  scale  and  density  with  the 
neighborhoods    in   which    it   is   developed. 

All    public   housing   is  owned   by   BHA.      Public   housing   tenants   must   have 
incomes   well    below  the  area-wide  median.      (The  actual    percentage   below  the 
median    income  depends  on   whether  the  development   is   state  or  federally 
funded.)      Tenants   pay  25%  of  this   income  for   rent.      The   state,    through 
EOCD,    makes   up   the  difference   between   that  contribution   and   the  actual   costs 
to  the   housing   authority   to  operate  the   housing.      Elderly   persons   must  be 
over  62   years  of  age  to  qualify  to   live   in   a   development  funded   by  the  federal 
government  and  over  65  years  of  age  to  qualify  to   live  in   a  development 
funded   by   state  government. 

1  .        Producing    Elderly   Housing    -    Elderly   housing   for   low-income  people   is 

developed    in   Massachusetts   through    Chapter  667.      This   program   provides 
funds   to   local    housing   authorities   to  develop   housing   for   low-income 
elderly   and    handicapped   persons.      The  types  of  housing   created   are  for 
the  most   part,    one-bedroom   units   or   "congregate"   facilities,    described 
below. 

Conventional    apartment-like  developments   consist  of  independent   living 
units.      Residents   share  community   and    laundry    rooms   and    reception 
space.      In   congregate   living   facilities,    each    resident  has   a   bedroom   and 
shares   a    living    room,    dining    room   and    kitchen.      For   those  who   need 
them,    additional    support   services   are   provided   to   residents   in   congregate 
housing.      Five   percent  of  the  units   in   each   elderly   project  must   be 
specifically  designed   and   made  available  to   handicapped   persons  of  any 
age.      Also,    the   production   of  elderly   public   housing   in   a   community   is 
linked   to  the   production   of  family   public   housing.      Every   proposal    for 
elderly   housing   must  contain   a   minimum  of   12  family   units,    or  a   ratio  of 
one  family   unit  per  three   family   units   when   more  than   36  elderly   units 
are   requested.      Every   applicant  for  elderly   housing   must  agree   to  apply 
for   Chapter   689   funds   within   90  days. 
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In    1985  approximately   110,000  elderly   households   were  defined   as   being 
in    "housing    need",    meaning   that  they   were   paying   over  25%  of  their 
incomes   for   rent,    or   living    in    substandard   or  overcrowded    units. 

Some  of  this   need   can    be   set   by   the  construction   of  Chapter  667  public 
housing   for  the  elderly.      Through   the   1985   Housing   Act,    $66.6  million   is 
available  to   local    housing   authorities   for  the  construction   of  elderly 
housing   in   1986  and   1987.      It   is  expected   that  1,300  units  will   be 
developed   with   this  funding. 

For  the  construction  of  elderly   housing  through   Chapter  667, 
communities   are   urged   to  find   sites   for   new  construction    in   downtown 
areas  or  buildings   that  can    be  adapted   for  housing    reuse.      Also,    a 
minimum  of  40   units   must  be  applied   for  by  a   participating   community. 
Fewer   units   may   be   requested    in   special   cases. 

2.         Producing    Family   Housing    -    Funds   are   provided   for  the   production  of 

family   housing   units   through   a   program    known   as   Chapter  705.      Through 
this   program,    local    housing   authorities   construct   scattered    site   housing 
for  families   in   duplexes,    or  attached- townhouses,    or  acquire  or   rehabili- 
tate  single-family   homes,    or  convert  buildings   to   housing   use.      The 
units   are  designed   to  be  compatible   in   scale  and   density  with  the  neighbor- 
hoods  in   which   they   are  sited. 

In    1985,    approximately  243,000  families   were  defined   as   being    in    "housing 
need",    meaning,    again,    that  they   were   paying  over  25%  of  their   income 
for   rent,    or   living    in   substandard  or  overcrowded    units.      Because  of 
this   great   need,    120%  greater  than   the  elderly   housing    need.    Chapter   705 
program   emphasis   is  on   the  construction   of  new   units,    that  contain   at 
least  three   bedrooms,    to  meet  the  particularly  difficult  housing   problems 
of  larger  families. 

In   the   1985   Housing   Act,    $101    million    is   allocated   for  the  development  of 
family   housing   by    local   authorities    in    1986  and    1987.      A   total   of  1,400   new 
family    housing   units   are  expected   to   be  developed   with   this   funding. 

For   the   construction   of  705  family   housing,    communities   are  urged   to 
identify   no  more   than   two   sites  on   which    12  or  more   units   can    be 
constructed.      A   maximum  of  24  units   may   be  developed  on   one   site. 
Additional    buildable   lots   with   street  frontage  will    be  considered    if  they 
are  donated.      There   is   no   limit  to  the   number  of  units  for  which   a 
housing   authority  may   apply.      Sites  that  are   located   near  community 
services   and   with   existing    infrastructure  are  especially  favorable. 
Chapter  705  monies   can   also   be   used   to  acquire   single-family   homes, 
multi-family   buildings,    or  condominiums,    in   certain   circumstances.      The 
development  of  family   housing   for   low-income   households    is   a   challenge 
that  must   be  met   by   all    communities   across   the   Commonwealth. 
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3.  Producing    Housing   for   Persons   with   Special    Needs    -   A   program    known   as 
Chapter  689  provides  funds  to   local   housing   authorities  to  develop 
small-scale   housing   for   physically  or  mentally   handicapped  or  otherwise 
vulnerable  persons.      In   recent  years,    funding   provided   under  this 
program   has  also  produced   housing   and   necessary   services  for  the  frail, 
elderly,    abused,    and   alcoholic  dependent  individuals,    and   women   and 
children   in   transition.      The  program  can   also  be  used   to  fund  the 
development  of  shelters  for  the  homeless. 

Housing  can   be  provided   by  this   program   in  an   array  of  settings,    including 
community   residences,    staffed   apartments,    shelters,    recovery  facilities 
and   wheelchair  accessible  multi-bedroom  apartments.      The  construction  of 
new   housing   is   preferred   because  of  design   and  operational   facilities, 
although   existing   structures  can   be   rehabilitated  or  adaptively   reused. 

A   crucial   element  to  the  provision  of  special   needs   housing   is  the 
combination  of  housing   production   and   services.      Housing   under  this 
program   is   usually   produced   by  a  collaborative  effort  on   the  part  of  the 
local   housing   authority  and  and   a   human   service  agency.      The  human 
service  agency  must  be  approved   by  the   Executive  Office  of  Human 
Services. 

The  1984  Housing   Act  provides  $30.3  million   in  funding  to  produce 
special   needs   housing   under  Chapter  689.      This  funding   is  expected   to 
create   800   units   of  housing    in    1986  and    1987. 

4.  Special   State   Rental   Assistance   Program   -   There  are  two  programs  that 
help   income-eligible  tenants   pay   rent   in   privately-owned   housing:      the 
state   Chapter   707   Program   and   the  federal   Section   8   Program.      Both   of 
these   programs   allow  tenants   to   live   in    private  housing   of  their  choice, 
rather  than    in   public   housing   developments.      The   rental   assistance 
certificate  is   issued   to  the  tenant  and,   therefore,    goes  with   the  tenant  if 
that   individual   moves. 

The   Chapter   707   Program   is   administered   through    local   housing   authorities 
or   nonprofits   under  contract  with    EOCD.      Eligible  persons    locate   housing 
and   contract  with    landlords  for  a   rental    subsidy.      Tenants   pay   no  more 
than   25%  of  their   income  for   rent.      Participating   property  owners   are 
paid   the   subsidy   directly   by   the   local    housing   authority. 

Federal    Section   8    Rental    Assistance   is   provided   through   MetHAP    -   the 
Metropolitan    Housing    Assistance   Program.      MetHAP   is  one  of  several 
regional    subcontractors   that   issue  Section   8   statewide  mobile  certificates 
to  eligible   low-income  families.      The   statewide  mobile  Section   8  certifi- 
cates  can    be   used   for   rental    housing   anywhere   in   the   Commonwealth. 

Except  for   statewide   mobile  Section   8  certificates    issued    by  MetHAP, 
Chapter  707  and   Section   8  certificates  must  be   used   within   the   locality   in 
which   they   were   issued. 
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For  more   information    regarding   specific   public   housing   development  programs, 
contact  the  following   individuals  at  the   Executive  Office  of  Communities   and 
Development  at  the  telephone   numbers   indicated. 

Elderly   Housing    -    Dorothy  Altman    (617)   727-5884 

Family   Housing    -   Suzanne   Barclay   (617)   727-5884 

Special    Needs    Housing    -    Robert   Nason    (617)   727-5884 

Rental    Assistance   Program    -   Ann   Anderson    (Chapter  707),    (617)   727-7132  or 

Mary   Anne  Mates   Morrison    (617)   727-7132   (Section   8) 

Private   Rental    Production    Programs 

The  state  also  has   several   programs  that  can   be  used   to  create  private   rental 
housing    in   a   community.      Two  of  these   programs:      SHARP  and   TELLER   are 
designed   to  produce   private,    mixed- income,    rental    housing.      Chapter   707  and 
Section   8  Moderate    Rehabilitation    program  are   used   to   rehabilitate   private 
rental    housing.      The   CORE    FOCUS    Program   combines   several    state   programs 
to   produce   rental    housing. 

1.        State   Housing   Assistance  for   Rental    Production   (SHARP)   -   SHARP   is  a 
state-funded   subsidy   loan   program  designed   to  stimulate  the  production 
of  privately-owned    rental    housing   in   Massachusetts   in   which   at   least 
25   percent  of  the   units   are  to   be  occupied    by    lower-income   households; 
households   earning   50  to  64  percent  of  the  areawide  median    income 
limits.      The   programs    is   now  two   years  old   and,    to  date,    has   been 
responsible  for  adding   5,880   units   into  the   rental    production   pipeline, 
with   another  6,500   unit  commitments   anticipated   to   be  made. 

SHARP   is   a   shallow   subsidy   program,    that  combines   construction   and 
permanent  financing   from  the   sale  of  tax-exempt  bonds   through   the 
Massachusetts   Housing    Finance   Agency,    with   a   state-funded    subsidy   loan 
that  writes   down   the   interest   rate  on   the  MHFA    loan   to  as   low  as   five 
percent  for  a   term  of  up   to   15  years.      Low-income  apartments   in   market 
rent  developments   are   being   created   by  the  SHARP   program   for  as    little 
as   $2,000  a   unit,    compared   to  typical    apartment  expenditures  of  between 
$8,000  and   $10,000  under  the  old   federal   Section   8   new  construction 
program. 

The  amount  of  SHARP   subsidy   awarded   to  a  development   is   based  on   the 
difference   between   the  true  cost  of  producing    rental    housing   and   the 
rents   which   can    be  attained    in   the  market  area.      Funds   are  awarded   as 
a   loan,    not  a  grant,    with   the  expectation   that  SHARP-assisted   development 
will    become   self-sustaining   within    15  years.      At  the  end  of  that   period, 
SHARP  funds   are   repaid   to  the  MHFA.      They   can   then    be   used   to   provide 
ongoing   assistance  to   low-   and   moderate-income   residents  of  the  develop- 
ment or  to   promote  the  development  of  more   rental    housing. 

Because  of  the  acute   need   for   low-income   housing    in   Massachusetts,    at 
least  25   percent  of  the  units   in   SHARP-assisted   developments   must   be 
reserved   for   lower   income   households.      Developers   must  market  these 
units   to   holders  of  either   federal    Section   8  or   state   Chapter  707   rental 
assistance   certificates.      This   enables   those   households   to   pay  only  25   to 
30   percent  of  their   income   for   rent.       If  certificate   holders   cannot   be 
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found   to   rent  the  units,    then   "back-up"   Chapter  707   rental   assistance   is 
provided   to  the  development  and  the  units  are  marketed   to   income  eligible 
households. 

2.  Tax    Exempt   Local    Loans   to    Encourage   Rental    Housing    (TELLER)    -   The 
TELLER    Program   was   created    legislatively   in    1984  to  give   local    housing 
authorities   the  option   of   issuing   tax-exempt  bonds   to  finance   privately- 
owned   mixed    income   rental    housing.      Developments  financed   by   housing 
authority   TELLER    bonds   must   have  20%  of  their   units   reserved   for   low- 
and   moderate-income  households,    (households  earning   less  than   80  percent 
of  the  areawide  median   income   limits)   with   the   remaining   80%  of  the  units 
available  at  market   rents.      Just  getting   underway,   over  $54  million   in 
bonds   have  been   issued   by  housing   authorities  to  date.      In   1985  and 
1986,    this   financing    resulted    in   the  creation   of  over   1,100  new  or 
substantially   rehabilitated   housing   units   in   six   communities  across  the 
Commonwealth.      Another  1,000  units   are  expected   to  be  created   under 
the  TELLER    program   in    1987  and    1988. 

TELLER   can   be  successfully  combined   with  other  programs  to  produce 
lower  cost   rental    housing.      The  most  notable  example   is   the  combination 
of  Chapter  707  or  Section   8   Rental   Assistance  certificates  to   reduce  the 
cost  of  the  housing   for  eligible   low-income  households.      State  Chapter  707 
and  federal   Section   8  moderate   rehabilitation   funds  and   Community 
Development   Block   Grant  funds   can   also   be  combined   with   TELLER    bond 
financing   to   produce  more   affordable   rental    housing. 

3.  Moderate    Rehabilitation    -   Two   programs.    Chapter   707  Moderate 
Rehabilitation   and   Section   8  Moderate    Rehabilitation   also   provide  a 
guaranteed   stream  of  rental    income  that  enables  owners  to  obtain   and 
repay    rehabilitation   of  financing   of   rental    units.      The  Chapter  707 
Moderate   Rehabilitation    program   provides   a   five  year  commitment  of  an 
increased    rental    subsidy   for  each    rehabilitated   unit.      The  Section   8 
Moderate    Rehabilitation    program   provides   a   fifteen   year  commitment  of  an 
increased    rental    subsidy.      The   increase  can    be  as   much   as   20   percent 
above  fair  market   rents.      During   the  term  of  the  contract  the   rehabili- 
tated   unit  must  be  occupied   by   an   eligible   low-income  family. 

For  more  information  regarding  specific  private  housing  development 
programs,  contact  the  following  individuals  at  the  telephone  numbers 
indicated . 

SHARP    -    Frank   Creedon    at   MHFA    (617)    451-3480 
TELLER    -    Gail   Monahan   at    EOCD    (617)   727-7130 

Moderate   Rehabilitation 

Chapter   707    -   Ann   Anderson   at    EOCD    (617)   727-7132 

Section   8   -   Mary-Anne  Mates   Morrison   at   EOCD    (617)   727-7132 

or 

HUD   Multi-family   Housing    Division    -    (617)    223-4162 

or 

your   local    Housing    Authority  or   Community   Development   Department. 
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Homeownership   Production   Programs  for  Affordable   Housing 

High   on   the   priority   list  for  the  Massachusetts    Housing    Partnership   is   the 
task  of  increasing   the   supply  of  affordable  homes  for  first-time   homebuyers  of 
low   and   moderate   income. 

1 .        Massachusetts   Housing   Partnership   Homeownership   Opportunity   Program   - 
A   total   of  $20  million   of  the  Massachusetts   Housing    Partnership    Fund   will 
be  dedicated   to  the   production   of  single  family   homes  for   homeownership. 
This   new  concept,    the  Massachusetts    Housing    Partnership    Homeownership 
Opportunity    Program,    is   expected   to   produce  2,500   units  over  a  two 
year   period.      Purchase   prices  of  all    units   produced   by  the  MHP   Homeowner- 
ship  Opportunity   Program   will    be  well    below   the  statewide  median    purchase 
prices  of  newly  constructed    homes.      Purchase   prices   will    be   reduced 
even   further  on   at   least  25   percent  of  the   units   produced. 

In   addition   to  setting   aside  this  $20  million,    the  state  has  also  set  aside 
$5  million    in    Community   Development  Action   Grant  funds   to  construct 
sewers  or   roads  associated   with   the  housing  developed.      These  funds 
will   be  used   by  municipalities  to   reduce  the  price  of  the  housing 
produced. 

The  Massachusetts   Housing    Finance  Agency   (MHFA)   will   make  $200  million 
of   below-market   interest   rate  financing   available  to  this   single-family 
housing    production    initiative  over  the   next  two   years. 

Developers   will    be   required   to  sell   25  percent  of  the   houses   created   at 
significantly   below-market  prices.      The   below-market  priced   homes   are 
targeted   to   be  affordable  to   households   with    incomes   30   percent   below 
the   median    income  of  MHFA   new   construction    homebuyers,    or   between 
$18,000  and   $33,000.      Target   unit  prices   will    be  approximately   $60,000  to 
$90,000,    a   full    40   percent   below  the   current  median    selling   price  of  a 
new   home   in   Massachusetts.      The   remaining   75   percent  are  also  to   be 
sold   at  below-market   prices   and   are  targeted   to   be  affordable  to 
households   earning   between   $25,000  and   $41,000  a   year.      These   homes 
will    be   sold   at  approximately   30   percent   below  the  current  median   selling 
price  of  a   new   home   in   Massachusetts. 

This   unique   program   will    result   in   the  production   of  affordable  housing   and 
will    enable  2,500   young   families   and   single   individuals   to  purchase  their  first 
home. 

Call    EOCD    -   727-7824. 
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other  Programs  to  Combine   Rental   and   Homeownership   Production 

Several   federal   and   state  programs  that  can   be  combined   with   several  of  the 
housing   programs   mentioned   above  are  described   in   this   section.      These 
descriptions   are  followed   by  examples  of  how  all  of  the  programs  described   in 
this  guide  can   be  combined   and   used   to  produce  affordable  housing   by   local 
housing   partnerships. 

1.  Urban    Development  Action   Grants   (UDAGs)    -   This   program   encourages 
private  investment  and   development  in   distressed   urban   areas,    through 
the   leveraging  of  private  funds  with  federal   dollars.      The  federal   funds 
can   be  used   to   provide  direct   loan   assistance  to  developers  or  they  can 
be  used   to  finance  public  construction   to  facilitate   private  efforts. 

The   program   is   limited   to  communities  that  meet   HUD's    "distress"   criteria. 
Activities   eligible  for  funding   can    be  virtually  any  component  of  a 
development   program   that   is  tied   to  a   private  commitment.      Typically, 
HUD    looks   for   projects   which    "leverage"    private  commitments   equal   to  at 
least  five  or  six  times  the  public   investment. 

Applications  are  accepted   quarterly,    with   metropolitan   city  applications 
received   during   the  first  month   of  each   federal   quarter.      Small   cities, 
cities   with   a   population   of   less  than   50,000,    submit  their  applications 
during   the   second   month   of  the  quarter. 

The   "distress"    criteria   that   HUD   uses   to  determine  eligibility   include  age 
of  housing,    unemployment,    and   population   decline.      The  community   must 
also  have  demonstrated   progress    in    providing   housing   and   employment 
opportunities   to   low   income   people. 

2.  Community   Development   Action   Grants   (CDAGs)    -   The   CDAG   program   is 
a  valuable  development  tool   offered   by  the   Commonwealth   to   support 
projects   aimed   at  attracting   and    leveraging   private   investment,    creating 
new   employment  opportunities   and    revitalizing   distressed   areas   in   cities 
and   towns   throughout  the   state. 

EOCD   has   responsibility  for  the  administration   and    implementation  of 
CDAG.      The  program   is   funded    by   general   obligation   bonds  of  the 
Commonwealth.      Local   communities   can   apply   for  CDAG   funding   to  finance 
a   portion   of  a   new   housing   development  that  will    be   publicly-owned   such 
as    roads   and    sewers. 

Applications   must   be   for  a   specific   grant  amount  to  fund   a   particular 
initiative.      CDAG   applications   are   limited   to  one   per  community   in   each 
funding    round.      Funding   cannot  exceed   $2.5  million    in   any  one   round. 
All    projects   must   show  a   private  to   public   CDAG    leverage  of  at   least  2.5 
to   1.      The  $20  million    in    CDAG   funding   provided    in   the   1985   Housing 
Bill    includes   a   $5  million   set-aside  for   public   investment   needs   for 
housing   development  that  will    be  used   in   both   the  Abandonment    Initiative 
and   the  MHP   Homeownership   Opportunity   Program. 
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3.        Weatherization   and    Fuel   Assistance   -   The  Office  of   Energy   Conservation 
(OEC)   operates   within   the   Neighborhoods    Division   of   EOCD.      The  OEC, 
which   administers   nine   programs   from  four  different  funding   sources, 
has   an  operating    budget  for   FY    '86  of  $20  million.      OEC    programs   are 
operated   through   20   subgrantees,    primarily   Community   Action   Agencies, 
that  service  the  entire   state   year-round.      The   programs  offer  full-scale 
weatherization   and   heating   system   services  for  homeowners  and   tenants 
with    incomes   up  to   175   percent  of  poverty    level. 

The  Office  of   Fuel    Assistance   (OFA)    administers   the  federally  and   state 
funded    Low    Income   Home   Energy   Assistance   Program   (LIHEAP).      The 
LIHEAP   program   provides   energy   assistance   in   the  form  of  payment  of 
energy   bills   and   conservation   services   for   low   income   households   up   to 
150  percent  of  the  poverty   level.      Funds  are  contracted   to   local 
community-based   agencies,    primarily   Community   Action   Agencies,    for 
actual    provision   of  services   across  the   states, 

For  more   information    regarding   the  above   programs,    contact  the  following 
agencies   at  the  telephone  numbers   indicated: 

Urban    Development  Action   Grants    -    U.S.    Department  of  Housing   and    Urban 
Development   -    (617)   223-4184  or   Boston    Redevelopment  Authority 
(617)    722-4300 

Community   Development   Block   Grant   Funds    -    if  you    live   in   an   entitlement 
city,    contact  your   local   community  development  department 

Massachusetts   Development  Action    Grants    -    David    Drosnick   at   EOCD 
(617)   727-3197 

Weatherization    -   Office  of   Energy   Conservation    -    Bill    Concannon    (617)   727-6964 

Fuel    Assistance   -   Office  of   Fuel    Assistance   -   Marc   Young    (617)    727-3246 
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Major  Housing  Programs 


--    INFORMATION    -- 

Name  of   Program:      Homeownership   Opportunity   Program   (HOP) 

Administrative  Agency:  Executive  Office  of  Community  &  Development  City  of 
Boston  Public  Facilities  Department  (PFD),  Massachusetts  Housing  Partnership 
(MHP)   and   MHFA.      Contact:      Tom   Harden    (PFD). 

Type  of   Funding:      Permanent  financing   for   people  buying   homes   (including 
condominiums)   through    nonprofit  developers 

Source:      MHFA    (sale  of  bonds)   and   state  appropriation   to   reduce 

interest   rates 

Program   Purpose/Objectives:      To   provide   homebuying  opportunities,    through 
low   interest  mortgages,    to  moderate  income  families 

Description:      This   program   is   designed   to  assist  the  first  time   homebuyer, 
although   in   targeted   communities   like   Boston,    any   homebuyer  who  meets  the 
income   limit   is   eligible.      Under  the   program,    developers  of  newly  constructed 
housing,    and   housing  created   through   rehabilitation  of  abandoned   structures 
or  conversion   of  nonresidential    buildings   sell   the   units  to  qualifying   people, 
who   use   HOP   to  finance  the   purchase  of  their   home.      Through    HOP,    funds 
from  the  Massachusetts   Housing   Partnership   (MHP)   are  used  to  write  down 
the   interest   rate  on   MHFA    loans   to  as    low  as   5%.      EOCD   provides   funds   for 
infrastructure   improvements   to   lower  construction   costs.      Currently,    funds 
are  set  aside  for  each   community;    in   Boston,    the  set  aside  is  overseen   by   the 
Public    Facilities    Department. 

Maximum   Purchase   Price:      For  very   affordable  homes   up  to  $86,000  for  a 
2-bedroom   unit,    $98,000  for  a   3-bedroom   unit,    and   $110,000  for   4  or  more 
bedroom   units.      Affordable   homes   may   be   priced   above  the  very  affordable 
limits,    but  must  be  below  $110,000. 

Affordability    Requirements:      At   least  25%  of  the   units   in   a    HOP   development 
must  be  affordable  to   households   with    incomes   30%  below   the  median    income 
for  MHFA   new   construction   homebuyers   (see   Appendix,    page   ?). 

Resale  Controls:      Homeowners   may   sell   their   home,    but  the   return  on   their 
investment   is   limited   through   deed    restriction. 

Application    Deadline:      The   City  of   Boston   has   $7-8  million    (in   terms  of  MHFA 
mortgages)    remaining,    and   there  are  currently   projects   in   process   which   will 
draw  on   these  funds.      Although   there   is   still    some   uncommitted   money,    PFD 
expects   all   of  the  existing   funds   to   be  committed   by  the  end   of  summer.      An 
additional    $15   million   has   been   allocated   to  the   program   state-wide,    however, 
the   state   is   considering   switching   from   the   set-aside   system  to  a   state-wide 
competition   system   for  distributing   funds   to   projects.      Currently,    applications 
for   HOP   funds   are  considered  on   a   "rolling    review"    basis,    and   the   review 
period    is   about  90  days. 
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MHP  HOMEOWNERSH I P  OPPORTUNITY  PROGRAM 


INTRODUCTION 


In  January,  Governor  Dukakis  announced  a  statewide  Homeownersh I p 
Opportunity  Program  to  give  moderate- I ncome  households  their  first 
chance  to  buy  and  own  a  home.   With  the  state's  strong  economy, 
there  are  substantial  ly  more  people  who  are  ready  to  buy  their 
first  home  than  there  are  homes  aval  I ab I e  for  purchase.   The 
purpose  of  this  program  Is  to  reduce  costs  for  first-time 
homebuyers  by  adding  to  the  supply  of  affordable  housing. 

The  state  has  combined  $20  million  from  the  Massachsuetts  Housing 
Partnership  Fund  with  $200  million  In  Massachusetts  Housing 
Finance  Agency  (MHFA)  financing  to  allow  2,500  moderate- I ncome 
fami  I  i es  to  purchase  their  first  home  at  substantial ly  reduced 
interest  rates.   Governor  Dukakis  proposed  In  late  April  that  an 
additional  $100  mi  I  I  Ion  be  al  located  to  the  homeownersh I p  program, 
subject  to  legislative  approval,  from  surplus  state  revenues. 
These  proposed  new  funds,  combined  with  approximately  $1.2  billion 
In  public  and  private  mortgage  financing,  would  support  the 
production  of  an  additional  12,000  homes. 

The  Homeowner sh  I  p  Opportunity  Program  Is  Initially  providing 
mortgages  as  low  as  5  1/2  percent  for  homes  with  selling  prices 
substantially  below  what  the  private  sector  alone  can  produce 
The  mortgages  are  provided  by  MHFA  through  local  banks  and  are 
available  for  projects  that  are  submitted  by  cities  and  towns  and 
approved  by  the  Massachusetts  Housing  Partnership. 


KEY  PROGRAM  ELEMENTS 

A  number  of  elements  make  the  Homeownersh I p  Opportunity  Program 
different  from  all  previous  state  housing  initiatives: 

•  It  Is  largest  homeownersh I p  program  in  Massachusetts 
history;  providing  first-time  buyers  with  the  lowest 
mortgage  interest  rates  in  decades. 

•  It  is  sensitive  to  local  needs.   Cities  and  towns  have 


broad  discretion  to  work  with  developers  to  determine  the 
size,  type,  and  location  of  new  developments  and  the 
criteria  for  selecting  home  buyers. 

It  achieved  reduced  development  costs  through  the 
participation  of  government;  including  donaton  of  municipal 
sites,  increases  in  allowable  density,  and  expedited 
permit  approvals. 
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•  It  Is  production  oriented.   Al I  homes  financed  through  the 
program  are  newly  constructed  or  converted  from  vacant 
structures . 

•  It  provides  home  buying   opportunities  across  a  wide  range 
of  Incomes;  targeted  to  households  with  Incomes  between 
$17,000  and  $27,000  who  have  few  options  In  today's  home 
buying  market. 

•  It  Is  producing  homes  that  will  continue  to  be  affordable; 
through  deed  restrictions  that  give  purchasers  a 
substantial  return  on  their  Investment  while  keeping  the 
purchase  price  low  for  subsequent  buyers. 

•  It  recycles  funds  to  assist  future  home  buyers;  with  loan 
repayments  channeled  through  a  revolving  fund  to  reduce 
Interest  rates  for  thousands  for  additional,  first-time 
buyers . 

PROGRAM  SU»«4ARY 

The  following  Is  a  brief  summary  of  the  Homeownersh I p  Opportunity 
Program.   For  complete  details  please  refer  to  the  program 
guidelines  accompanying  this  fact  sheet. 

Purchase  Price  Limits 

The  Homeownersh I p  Opportunity  Program  is  producing  new  homes  In 
several  categories,  ranging  from  affordable  to  market  rate 
housing.   Direct  financial  assistance  will  be  provided  to 
qualified  purchasers  through  reduced  rate  mortgages.   At  least  25% 
of  the  homes  in  each  development  must  be  affordable  by  program 
standards;  with  a  1:1  ratio  between  homes  that  are  very  affordable 
and  affordable. 

Very   Affordable    homes  will  sell  within  the  following  price 
range: 

•  in  Greater  Boston  (Including  Suffolk  and  parts  of 
Middlesex,  Norfolk,  Plymouth,  Essex,  Bristol  and 
Worcester  counties).   Up  to  $86,000  for  a  2  bedroom 
unit,  $98,000  for  a  3  bedroom  unit,  and  $110,000  for  4 
or  more  bedrooms. 

•  In  all  other  communities.   Up  to  $78,500  for  a  2  bedroom 
unit.  $ro,500  for  a  3  bedroom  unit,  and  $102,500  for   4 
or  more  bedrooms. 
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These  homes  will  be  aval  I ab I e  with   30-year,  graduated 
payment  mortgages  for  qualified  buyers.   The  Initial  monthly 
mortgage  payments  for  a  2-bedroom  home  (Including  property 
taxes  and  Insurance)  range  up  to  about  $675  per  month  at  an 
Initial  mortgage  rate,  presently  at  about  5  1/2  percent.   The 
Interest  rate  gradually  Increases  over  the  first  10  years  of 
the  mortgage  until  It  reaches  the  prevailing  Interest  rate  of 
MHFA  mortgages  (generally  8%-9%) . 

Affordab le    homes  may  be  priced  above  the  previous  limits,  but 
beiow  $110,000  and  will  qualify  for  30-year,  fixed  rate 
mortgages  from  MHFA  (currently  with  an  Interest  rate  of  about 
8.5%)  for  all  eligible  homebuyers.   Mortgage  payments  for 
these  homes  (Including  property  taxes  and  Insurance)  will 
range  up  .to  about  $1,050  per  month  at  these  Interest  rates. 

In  addition  to  these  types  of  units,  two  other  categories  of  homes 
are  often  Included  In  a  HOP  development.   Market  rate  homes, 
priced  above  $110,000,  may  be  sold  at  whatever  price  can  be 
obtained  to  purchasers  with  conventional  financing  from  private 
lenders.   Units  may  also  be  bought  by  the  local  pub  I  i  c  hous I ng 
author  I ty ,  contingent  upon  state  public  housing  acquisition 
gu  i  de  i  i  nes ,  and  rented  to  qua  I  I f I ed  I ow  I ncome  f am  1  1  I es  thereby 
providing  another  much-needed  source  of  affordable  housing. 

Qua  I  i  f  i ed  Purchasers 

Each  community  participating  In  the  Homeowner sh I p  Opportunity 
Program  may  propose  Its  own  el  I  gib  I  I  I ty  requirements  In 
accordance  with  state  guidelines.   Potential  home  buyers  are 
subject  to  the  following  Income  limits: 

•  Very   Affordable    homes  (eligible  for  substantially-reduced 

interest  rates  as  described  earlier)  are  available 
exclusively  for  households  with  Incomes  below  $27,000  (or 
below  $25,000  outside  of  the  Boston  area).   These  are 

i  Imlts  for  a  household  of  four  or  less  and  are  increased  by 
$1,500  for  each  additional  dependent. 

•  Affordab le    homes  are  available  for  households  with  Incomes 
between  $25,000  and  $35,000.   This  upper  limit  applies  to 
the  first  household  member  and  Is  increased  $5,000  for  the 
first  dependent  and  $1,500  for  each  additional  dependent. 

To  be  eligible  a  purchaser  must  be  buying  a  home  for  the  first 
time  and  must  also  meet  conventional  lending  requirements  such  as 
having  a  steady  Income  and  good  credit  history.   Persons  qualify 
to  purchase  a  home  based  on  their  income  without  regard  to  marital 
status . 
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Each  homebuyer  will  pay  at  least  5  percent  of  the  purchase  price 
as  a  down  payment  and  about  3  to  4  percent  of  the  price  In 
additional  "closing  costs".   At  the  time  of  purchase  a  buyer's 
mortgage  payment  may  not  exceed  28  percent  of  gross  monthly 
I ncome . 

Purchaser  Selection 

The  opportunity  to  purchase  one  of  these  new  homes  is  granted 
through  an  open,  locally  advertised  process  (generally  a  lottery) 
in  the  community  where  each  development  Is  located.   Cities  and 
towns  may,  In  agreement  with  the  developer,  set  aside  some  units 
for  certain  applicants  such  as  local  residents  or  persons  employed 
In  the  community.   There  are  also  affirmative  action  guidelines  and 
opportunities  In  each  development  for  those  who  are  not  presently 
local  residents. 

Every  project  developed  under  the  Homeownersh I p  Opportunity 
Program  will  be  publicly  advertised  when  units  are  ready  for 
purchase.   Some  cities  and  towns  may  also  choose  to  keep  mailing 
lists  to  notify  Interested  persons  when  homes  become  available. 

Resale   Requirements 

Everyone  who  purchases  a  home  through  the  Homeownersh I p 
Opportunity  Program  benefits  as  their  home  Increases  In  value. 
There  are  two  elements  of  the  program  that  ensure  that  the  newly 
created  homes  will  always  be  affordable  to  moderate- I ncome 
households: 

•  When  each  home  is  resold,  the  resale  price  Is  limited  to  a 
percentage  of  the  home's  market  value.   For  example.  If  a 
home  was  purchased  for  $75,000,  and  its  appraised  market 

•  value  at  the  time  of  purchase  was  $100,000.  the  resale 
percentage  Is  permanently  established  at  75  percent.   When 
the  home  is  resold  It  will  be  appraised  again  and  may  be 
sold  to  a  qualified  buyer  for  up  to  75  percent  of  its  new 
appr I ased  va I ue . 

•  Purchasers  of  Very   Affordable      homes  (with  substantially 
reduced  interest  rates)  will  also  have  to  repay  a  small 
portion  of  the  Increased  value  of  their  home  when  It  is 
sold  or  refinanced.   The  repayment  will  not  exceed  20 
percent  of  the  allowed  appreciation  or  the  actual  amount 
of  interest  subsidy  from  the  MHP  Fund  used  to  reduce  the 
Initial  interest  rate  on  the  mortgage.   These  repayments 

will  then  be  used  to  help  others  purchase  their  first 
homes . 
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Sltlng  and  Construction 

The  new  homes  created  through  the  Homeownersh I p  Opportunity 
Program  may  be  "detached"  single-family  homes,  duplexes,  or 
condominiums  and  may  be  newly-constructed  or  renovated  from 
previously  unutilized  space.   They  have  various  numbers  of 
bedrooms  to  accommodate  households  ranging  from  single  individuals 
to  large  families.   It  Is  up  to  the  city  or  town,  working  with  a 
private  developer,  to  determine  what  type  of  housing  will  be  built 
on  a  particular  site. 


The  sites  for  these  new  homes  are  chosen  by  cities  and  towns  In 
cooperation  wi^fi  private  or  non-profit  housing  developers.   There 
are  significant  opportunities  for  public  participation  In  this 
process.   in  order  to  reduce  the  cost  of  these  new  homes,  many  are 
being  built  on  property  that  is  donated  by  a  city,  town,  or 
community  organization.   Others  are  being  built  on  land  owned  by 
private  developers.   These  developments  may  be  as  small  as  2  or  3 
units  or  as  large  as  several  hundred. 

Next  Steps 

interested  home  buyers  should  urge  their  local  elected  officials 
to  become  involved  with  the  program  and  should  ask  at  city  or  town 
hail  if  there  Is  a  committee,  task  force,  or  other  local 
partnership  working  to  provide  more  affordable  housing  in  their 
community.   if  so,  they  should  become  Involved  with  this  local 
group  In  starting  a  community  homeownersh I p  project.   if  not,  they 
should  help  create  such  a  partnership  through  local  elected 
officials  or  through  a  local  church,  synagogue,  community 
organization  or  civic  committee. 

Interested  builders  and  developers  should  contact  local  of^'lclais 


in  the  communities  where  they  would  like  to  produce  affordable 
homes.   Local  contacts  in  more  than  a  hundred  cities  and  towns 
that  have  expressed  Interest  In  the  Homeowner sh I p  Opportunity 
Program  are  enclosed  with  this  fact  sheet. 

Interested  cities  and  towns  should  form  a  local  housing 


partnership,  if  they  have  not  already  done  so,  to  examine  local 
resources  (such  as  zoning  revisions  or  development  of  municipal 
land)  that  can  make  new  homes  more  affordable,  and  work  with 
private  and  non-profit  developers  to  put  together  a  specific 
homeowner sh I p  project. 

For  further  Information,  please  call  617/727-7824  or  write  to  the 
Massachusetts  Housing  Partnership,  100  Cambridge  Street.  Room 
1404.  Boston,  MA   02202. 
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--    INFORMATION    -- 

Name  of  Program:      Chapter  705    Family   Housing    Program 

Administrative   Agency      Boston    Housing   Authority 

Contact:      Ginny   Guild,    Boston    Housing   Authority  451-1250 

Type  of   Funding:      Subsidy  to   Capital    Costs   through   sale  of  affordable   units 
to   BHA 

Source:      EOCD   capital    grants   to   BHA 

Program    Purpose/Objectives:      To   provide  adequate  and   affordable   housing   for 
families  on   scattered    sites   owned   by   BHA.      Emphasis   in   on    new   units   that 
contain   at  least  three   bedrooms. 

Description :      BHA    is   very   interested    in    using   the  705   program   in   SENHI. 
Under   705,    BHA   can    buy   units   in   a   project.      BHA   would   then   own    (and 
perhaps   manage  these   units)   these  units   permanently.      BHA   may  acquire 
single-family   homes,    or   units   in   multi-family   buildings.      Units   must  have  2  or 
more   bedrooms.      BHA    is    limited   to   1/3  of  total    units  on   a   site,    with   a   maximum 
of  24  units  on   any  one   site.      BHA   cannot  make  a  firm   commitment   until   construc- 
tion  is  complete,    however,    they   will    issue  a   "letter  of  intent"   or   sign   a   "right 
of  first   refusal"    letter  which   may   be   used   to  get  construction   financing. 

High    priority   is   placed   on    using   these  funds   for   new  construction.      705  can 

be  combined   with    Chapter  667   program   funding.      One  of  the  goals  of  this 

program   is  to  give  tenants   maximum    responsibility  for  the  maintenance  of  their 

units,    yards,    and    parking   spaces.      Since  tenants   are  responsible  for  paying 
their  own   heat  and   utility   bills,    emphasis    is   placed   on   building   energy 

efficient   units    (see    EOCD's   weatherization   and   energy  conservation   program 
on    page   ?   for   related   funding). 

Maximum    Loan/Grant:      705   is   a   form  of  equity   participation,    because   BHA 
becomes   a   part  owner  of  the   project.      BHA   can   spend   a  maximum  of  $90,000 
for  a   2-bedroom   and   $110,000  for  a   3-bedroom.      They   may  also   exceed   these 
maximums   by   10%  for  20%  of  the   units   in   any  development. 

Affordability   Requirements:      All    units  owned    by    BHA   would   be  affordable  to 
low   income   residents,    according   to   BHA   definitions. 

Resale   Controls:      N/A 

Application    Deadline/Availability  of   Funding:      Rolling    Review   Process.      BHA 
currently   has   about   50   uncommitted   705   units.      The   next   round  of  705  funding 
will    happen   this   summer,    and    BHA   expects  to   get  more  than   the   125   units 
they   were  awarded    in   the   last   round.      BHA   does   not  expect  a   shortage  of 
705  funding. 
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CHAPTER  705  DEVELOPMENT 
CONDOMINIUM  ACQUISITION  PROGRAM 


The  Boston  Housing  Authority  has  received  an  award  from  the  state 
Executive  Office  of  Coinmuni ties  and  Development  (EOCD)  for 
acquisition  of  condominium  units  through  the  Chapter  705  public 
housing  program.   Tnis  funding  award  represents  an  exciting 
opportunity  for  the  BHA  to  provide  affordable  housing  for 
low-income  families  in  mixed-income  residential  developments. 
The  BHA  is  interested  in  purchasing  two-bedroom  and  three-bedroom 
condominium  units,  perferably  in  new  construction  or  substantial 
rehabilitation  projects. 

The  Executive  Office  of  Communities  and  Development  (EOCD)  has 
established  maximum  purchase  prices  of  $90,000  for  two-bedroom 
and  $110,000  for  three-bedroom  C . 705  condominium  units.   EOCD  has 
also  granted  the  Authority  the  flexibility  to  exceed  these  cost 
limits  by  ten  percent  (10%)  for  twenty  percent  (20%)of  units 
purchased.   In  this  regard,  BHA  policy  guidelines  allow  for  a 
maximum  of  twenty  percent  (20%)  of  condominium  units  within  a 
development  to  be  purchased  at  the  higher  prices. 

BHA  policy  guidelines  for  Chapter  705  condominium  acquisition 
preclude  purchase  of  more  than  one-third  of  the  total  number  of 
units  in  any  one  development.   However,  if  an  entire  building  is 
available  for  sale  to  the  BHA  the  Authority  would  be  interested 
in  purchasing  all  the  units.   The  BHA  will  negotiate  purchase 
prices  for  all  units  on  a  project-specific  basis  subject  to  EOCD 
approval  and  validation  of  the  purchase  prices  through  two  (2) 
independent  appraisals. 

Acquisition  Process 

Typically,  the  C . 705  condo  acquisition  process  is  initiated  by 
the  developer  for  projects  which  are    in  final  planning  stages  or 
under  construction.   At  this  point,  BHA  representatives  meet  with 
the  developer  to  review  architectural  plans  and  discuss  proposed 
sales  prices  for  units  offered.   The  Authority  forwards  a  letter 
of  interest  indicating  an  intent  to  purchase  the  agreed  upon 
number  and  type  of  units  at  specified  prices,  subject  to  EOCD 
approval . 
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Developers  are    requested  tu  submit  the  followinc)  documents  for 
8HA  review  in  order  to  formalize  the  purchase  and  sales 
agreement : 

—  Master  Deed  and  Unit  Deed(s); 

--  Declaration  of  Trust,  including  rules  and  regulations; 

—  Projected  Monthly  Maintenance  Fees;  and, 
--  Proposed  Common  Areas  Budget. 

The  Authority  forwards  these  documents,  with  a  general  project 
description  and  the  architectural  plans,  to  EOCD  for 
approval.   The  purchase  and  sales  agreement  is  executed  when  the 
following  provisions  are    satisfied: 

--  Completion  of  the  units  based  on  plans  submitted; 
--  8HA  and  EOCD  inspection  of  the  units  to  be  purchased; 
--  Issuance  of  an  occupancy  permit;  and; 

--  Appraisal  certification  that  unit  value  is  not  less  than  the 
stated  purchase  price. 

Mariageiiient 

If  a  management  company  has  been  engaged  by  the  developer  to 
manage  the  condominium  project,  the  BHA  can  contract  with  that 
firm  for  maintenance  of  BHA  units.   Alternatively,  maintenance  of 
BHA  C.705  condominium  units  will  be  provided  through  assigned  BHA 
management  crews.   The  BHA  management  approach  will  be  determined 
on  a  project-specific  basis  in  terms  of  the  most  effective  and 
cost-efficient  means  of  providing  timely  responses  to  maintenance 
needs  of  C.705  condominium  units. 

Tenant  Selection 

It  IS  the  objective  of  the  Authority  as  well  as  those  developers 
participating  m  the  C.705  Condominium  Acquisition  Program,  to 
ensure  that  selected  BHA  tenants  are  able  to  assume  the  unique 
responsibilities  of  living  in  a  condominium  setting.   Toward  that 
end,  the  BHA  is  finalizing  a  Tenant  Selection  Plan  which  will 
include  procedures  for  evaluating  the  ability  of  applicants  to 
function  mdependantly  without  on-site  staff  assistance, 
undertake  minor  maintenance  and  repairs  and  co-exist  peacefully 
i^ith  their  neighbors. 

The  Authority  welcomes  your  interest  in  the  BHA  C.705  Condo 
Acquisition  Program  and  encourages  you  to  contact  Ginny  Guild  at 
451-1250  ext.296  for  further  discussion  of  your  proposed 
projects . 
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--    INFORMATION    -- 

Name  of  Program:      Chapter  707   Rental   Assistance 

Administrative  Agency:      Boston   Housing   Authority  and    EOCD 
Contact:      Ann   Anderson    (727-7132)    (EOCD). 

Type  of   Funding:      Rent  subsidy   program 
Source:      EOCD 

Program    Purpose/Objective:      To   help    individuals   and   families    live   in    private 
moderate   rental    units   they  otherwise  could    not  afford 

Description:      The  707   program   is   similar  to  the    Federal    "Section   8"/Housing 
Voucher   program.      Under   Chapter  707,    funds   go  through    BHA   to   landlords 
who   rent  to   people  who  qualify   for   public   housing   but  cannot  be  accommodated 
in   existing   developments.      There  are  three   programs   within   707:      1)   the 
scattered   site  program   in   which   clients   find   housing    in   the   private  market; 
2)   MHFA,    in   which    units   are   set  aside   in   MHFA   developments   for   rental 
assistance  clients;    and   3)   moderate   rehabilitation   which   involves  guaranteed 
income  to  owners   by  assigning   them   rental   assistance  units,    which   will   then 
enable  the  owners  to  obtain   financing   and   repay   rehabilitation   costs  for  their 
property.      Under  moderate   rehabilitation,    property  owners   locate  outside 
sources  of  financing,    but  they   receive  assistance  on   project   packaging 
(including   cost  estimates,    bidding,    and    locating   financing)   from   the 
administrating   agency   once  the  owners'    proposals   for  707   units   have   been 
approved.      The  minimum   rehabilitation   per   unit   is   $5,000. 

Maximum   Allowable   Rents    (MARs):      See  Appendix. 

Affordability    Requirements:      Income  of  707  tenants   must   be  64%  or   less  of  the 
median    income   (see  Appendix).      Tenants   pay   no  more  than   25%  of  their   income 
for   rent. 

Resale   Controls:      Units   may   be   sold,    but   new  owner  must  maintain    previously 
determined   affordable   rents.      Rent   subsidy    remains   in   effect  for  5  years, 
with   the  option   to   renew  for  2  additional    5-year  commitments. 

Application    Deadline:      Rolling    review,    for  fiscal    year   1988   (beginning   July   1), 
EOCD   has   600   leveraged   units    (707   units)    for  the   Commonwealth. 
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Chapter  707 
RErJTAL  ASSISTANCE  PROGRAM 

PROGPA.M  SUMMARV 

The  Rental  Assistance  Program  was  created  by  Chapter  707  of  the  Acts  of 
1966.   It  provides  rental  subsidies  to  low-income  households  to  enable  them  to 
liv4  in  private  market  rental  housing  while  paying  no  more  than  25  oercont  of 
their  income  for  rent. 

The  program  is  coordinated  through  EOCD'n  Chapter  707  office,  and  adminis- 
tered by  local  housing  authorities  or  non-nrofit  housing  corporations,  on  behalf 
of  EOCD,  where  no  housing  authority  is  available.   Clients  of  each  local  agency 
are  either  offered  an  existing  unit  (which  the  Agency  currently  has  under  lease 
in  the  private  market)  or  are  offered  a  "Certificate"  which  allows  them  to  find 
the  apartment  of  their  choice.   The  Bureau  of  Rental  Assistance,  which  administers 
the  Program  within  the  Executive  Office,  publishes  a  schedule  of  Maximum  Rent 
Levels.   Local  administering  agencies  use  this  schedule  as  a  guide  when  looking  for 
moderate  rental  housing  in  their  community.   Each  new  unit  under  the  Program  must 
then  be  certified  as  meeting  the  Sanitary  Code  by  the  Local  Health  Inspector. 

The  Rental  Assistance  Program  provides  leased  housing  to  eligible  households 
through  three  programs:   Scattered-Site  -  where  rental  housing  is  found  by  or  on 
behalf  of  the  client  in  any  location  within  the  community;  MHFA  -  where  a  specified 
number  of  units  are  set  aside  for  rental  assistance  clients  within  an  MHFA  Develop- 
ment; and  Moderate  Rehabilitation. 

The  Moderate  Rehabilitation  Program  (1)  increases  the  supply  of  standard 
housing  available  to  low-income  households  by  providing  a  guarantee  of  a  rental 
income  to  the  owner  to  repay  rehabilitation  costs  incurred  in  making  necessarv  im- 
provements and  (2)  provides  rental  assistance  to  low-income  households  to  help  them 
afford  the  rent  of  these  units.   This  program  offers  an  opportunity  to  local 
officials  to  become  more  involved  in  the  delivery  of  assisted  housing  resources 
in  their  communities  and  to  coordinate  the  selection  of  neighborhoods  with  locally 
planned  neighborhood  revitalization  efforts. 

KEY  ELEMENTS  OF  THE  MODERATE  REHABILITATION  PROGRAM 

o   Eligible  Activities  and  Housing  Types 

The  program  seeks  to  have  maximum  neighborhood  impact  by  stressing 
the  objective  to  compliment  other  neighborhood  revitalization 
efforts.   Within  the  basic  framework  and  regulations  of  the  proaram, 
local  agencies  have  the  flexibility  to  design  programs  unique  to 
their  needs.   Any  type  of  rental  housing  may  be  assisted,  from 
single  family  dwellings  to  high-rise  units. 

o   Property  Upgraded 

An  owner's  property  is  upgraded  in  accordance  with  Chapter  II  of 
the  State  Sanitarv  Code  and  its  value  increased. 

o   Energy  Conservation 

Energy  conservation  improvements  are  eliqible  rehabilitation 
costs. 
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o   Adequate  Rents 

Contract  rents  for  units  assisted  under  the  proqram  are  set  based 
on  an  analysis  of  owner  operating  expenses  and  allow  a  reasonable 
profit  on  owner  equity. 

The  monthly  expense  of  amortizinq  the  owner's  rehabilitation  loan 
is  specifically  included  in  the  rent  calculation. 

The  program  provides  for  regular  annual  rent  adjustments  to  keep 
pace  with  general  cost  increases. 

o  Timely  Payment  of  Rent  to  Owner 

The  tenant's  portion  of  the  rent  equals  25  percent  of  family  income, 
an  affordable  amount  which  increases  the  likelihood  of  promot 
monthly  payments  to  the  owner.   The  administering  agency  automatically 
pays  the  remainder  of  the  rent,  on  a  monthly  basis. 

o   Reduced  Vacancy  Losses 

The  owner  is  entitled  to  receive  a  vacancy  payment  when  a  tenant 
vacates  the  unit.   Also,  the  program  compensates  owners  for  tenant 
damages  or  unpaid  rents  up  to  a  maximum  of  two  months' ■ rent. 

o  Current  Tenant  May  Be  Assisted 

Assistance  can  be  provided  to  current  eligible  low-income  tenants. 

o  Assistance  During  Rehabilitation 

The  administering  agency  will  help  the  owner  prepare  work  write-ups, 
obtain  and  evaluate  contractor  bids,  apply  for  financing,  monitor 
construction  quality  and  other  program  activities. 

o  Owners'  Rights  and  Responsibilities 

The  participating  owner's  basic  rights  are  the  same  as  those  he/she 
exercises  normally  as  an  ovmer.   The  owner  hires  a  contractor  to 
complete  required  improvements  and  borrows  money  to  pav  these  costs. 
During  the  term  of  the  lease  agreement,  the  owner  enters  into  leases 
with  eligible  tenants  referred  by  the  administering  aaency.   The 
owner  is  responsible  for  maitaining  the  unit  in  good  condition. 
Tenants  can  be  evicted  for  cause,  according  to  the  terms  of  the 
lease  and  applicable  landlord-tenant  laws. 

o   Potential  Tax  Benefits 

Potential  opportunity  for  five-vear  depreciation  of  improvements. 
(An  owner  should  contact  a  tax  consultant  for  information  concerning 
the  tax  benefits  of  rehabilitating  residential  propertv  for  occupancy 
by  lower  income  tenants.) 
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IMPLEMENTIMG  THE  PROGRAM 

o  Allocation  of  Units 

Units  are  allocated  ;to  eligible  aqencies  based  on  ir.anaaement 
capability  and  need  within  the  community. 

o  Administrative  Plan 

Participating  aqencies  must  submit  an  Administrative  Plan  (as 
described  in  the  suggested  format)  to  EOCD  for  approval, 

o  Execute  ACC 

The  execution  of  Annual  Contributions  Contracts  (ACC)  will 
occur  after  the  submission  and  approval  of  an  Administrative 
Plan. 

o  Operating  Procedures/Execute  Subcontract 

Finalize  the  division  of  responsibilities  and  operating  pro- 
cedures.  Execute  an  agreement  with  the  subcontractor. 

o  Public  Notice  to  Proposal  Selection 

Conduct  owner,  lender  and  contractor  participation.   Review  and 
screen  owner  proposals.   Complete  preliminary  feasibility  analyses, 
including  determination  of  family  eligibility.   Rank  and  select 
final  proposals.   Submit  building  proposals  to  EOCD  for  review 
and  possible  site  visit. 

o   Rehabilitation  Process  to  Pge-Leasing  Agreement 

Upon  notification  of  accepting  of  the  building  proposal  form, 
conduct  an  inspection;  assist  owner  in  the  preparation  of  a 
work  write-up  and  cost  estimate,  etc.  and  submit  to  EOCD  for 
review  and  possible  site  visit.   Upon  review  of  the  package  by 
EOCD,  secure  two  (2)  bids.   Submit  the  bids,  rent  calculation 
and  signed  pre-leasing  agreement  for  execution  to  EOCD.   Assist 
owner  in  obtaining  financing.   EOCD  will  review  package,  and 
if  approved,  execute  the  pre-leasing  agreement. 

o   Construction  Period 

Upon  receipt  of  pre-leasing  agreement,  hold  pre-construction 
conference  with  selected  Contractor.   Monitor  rehabilitation 
progress.   Provide  necessary  relocation  assistance.   Refer 
families  to  vacant  units. 

o   Certification  of  Completion 

Coordinate  final  inspection  with  the  local  board  of  health. 
Calculate  contract  rent.   Submit  certification  of  completion 
and  Board  of  Health  Certificate  of  Occupancy.   Execute  Lease. 
Submit  package  to  EOCD.   EOCD  reserves  the  right  to  conduct  a 
final  inspection  prior  to  the  execution  of  a  lease. 


Charter  ~07  Moderate  Rehabilitation  Proaram 
Eliaible  and  Ineliaible  Costs 

Under  the  Chapter  707  Moderate  Rehabilitation  Proaram,  "^noderate  rehabili- 
tation" is  ".he  rehabilitation  work  necessarv  to:   1)  brina  a  unit  from  a 
substandard  to  a  standard  condition  in  compliance  with  Chapter  II  of  the  State 
Sanitary  Code  or  local  code,  whenever  more  strinaent;  or  2)  to  reoair  or 
replace  ma^or  buildina  systems  or  components  in  danaer  of  failina  within  two 
years.   In  order  ~o  be  rehabilitated  under  the  proaram,  a  unit  must  reauire  an 
expenditure  of  at  least  $5,000 «  There  is  no  dollar  limit  on  the  amount  of 
rehabilitation  which  can  be  accomplished  under  the  proaram.   The  amount  of  re- 
habilitation which  can  be  achieved  will  depend  uPon  the  amount  of  the  rehabilitation 
loan  which  can  be  renaid  within  the  maximum  allowable  rent  level  (MAR) ,  the  rate 
and  terms  of  available  private  financina,  or  the  availability  of  rehabilitation 
grant  funds  or  other  subsidized  financina. 

Eligible  Costs 

The  $5,000  minimum  expenditure  includes  the  cost  of  materials  and  labor 
(except  owner  labor)  necessary  to  bring  the  unit  (includina  the  cost  of  common 
areas)  up  to  code  and/or  repair  or  replace  major  buildina  systems  or  components. 
Worlc  qualifvina  as  a  major  buildina  system  or  component  should  be  limited  to  the 
following: 

The  complete  electrical  rewirina  of  a  unit,- 

The  installation  of  new  plumbina  supply  or  waste 

pipes  in  a  unit; 

The  installation  of  a  new  heating  distribution  system, 

includina  piping  and  ductwork,  or  the  installation  of 

a  new  boiler  or  furnace; 

Replacement  or  major  repair  of  exterior  structural 

elements  which  are  essential  to  achieve  a  stable  general 

condition  with  no  threat  of  further  deterioration  (for 

example,  removal  and  replacement  of  rotted  materials, 

repointina  of  a  larae  area  of  exterior  walls  to 

eliminate  water  seepage,  major  repair  of  unstable  or 

deteriorated  foundation  walls,  or  painting  wood  which 

has  never  been  painted,  stained  or  treated); 

The  installation  of  smoke  detectors. 

If  not  all  units  in  a  buildina  will  be  assisted  after  rehabilitation,  the 
cost  of  improvements  to  common  areas  or  systems  must  be  prorated  amona  assisted 
and  unassisted  units  on  a  per  unit  basis.   For  example,  if  in  a  10  unit  buildina 
5  units  are  to  be  assisted,  then  onlv  50%  of  the  costs  for  improvements  to  common 
areas  or  systems  can  be  included  as  eliaible  rehabilitation  costs. 

The  cost  of  modifications  reauired  to  make  standard  units  accessible  for  handi- 
capped or  disabled  persons  qualifies  as  an  eligible  cost  for  the  purpose  of  meetina 
the  S5 ,000  minimum  expenditure.* 

'.Vhen  the  minimum  expenditure  reauirement  is  met  bv  the  eliaible  work  item  de- 
scribed above,  the  follo--;ina  rehabilication  expenses  mav  also  be  approved  as  eliaible 
for  amortization  throuah  the  contract  rent : 

The  .ost  ■  f  'merav  conservation  improvements  tin  addition 
to  reauirod  weather  stripoina  and  caulkina) ; 
The  cose  of  exterior  sidinq  and  oaintina  and  interior 
paintma  that  13  -directly  related  to  an  eliaible  re- 
habilitation or  enernv  conservation  work  item. 

*The  total  number  o'  jnits  an  Aaencv  wishes  to  modify  under  the  ACC  should  be 
approved  in  advance  bv  EOCD. 


The  C03C  of  necessary  rehabilitation  fees  which  are 

reasonable  and  directly  related  to  eligible  acprcved  work 

items.   Arcnitectural  drawings  are  not  required  under 

this  prooram  and  would  generally  be  considered  unnecessarv 

considerina  che  scope  of  rehabilitation  to  be  acccmclished. 

However,  if  substantial  rehabilitation  will  be  accomplished 

and  drawings  are  considered  necessarv,  then  an  architectural 

fee  could  be  considered  an  eligible  expense. 

The  cost  of  re.habilitation  financing  fees  which  are  reasonable, 

directly  related  to  the  project,  and  required  bv  the  lender. 

Escrows  for  taxes  and  other  operating  expenses  are  excluded. 

The  total  amount  allowed  may  not  exceed  2%  of  the  rehaiilitaticn 

loan  or  new  mortgage  amount. 

The  actual  cost  of  temporary  relocation  in  instances  where 

no  other  relocation  resources  are  available. 

Ineligible  Costs 

The  costs  related  to  deferred  and/or  routine  maintenance  are  not  eligible 
for  inclusion  in  the  rehabilitation  costs  amortized  through  the  contract  rent. 
In  some  cases,  t.he  owner  may  be  required  to  correct  deficiencies  considered  to  be 
deferred  or  routine  mamte.nance  items  in  order  to  meet  the  standards  of  Chapter  II 
of  the  State  Sanitarv  Code  or  local  code,  whenever  more  stringent.   If  such  vork 
is  recuired,  the  owner  must  agree  to  complete  the  work  at  his/her  expense. 
In  addition,  the  owner  may  elect  to  make  improvements,  at  his/her  expense  beyond 
those  items  required  by  the  administering  agency.   Example  of  deferred  and/or  routine 
maintenance  items  are  provided  below: 

The  costs  attributable  to  owner  labor  (i.e.,  direct 
work  or  supervision  of  the  work) ,  whether  or  not  the 
owner  is  a  licensed  contractor. 
_        -  The  cost  of  interior  painting  not  directly  related  to  an 
eligible  rehabilitation  work  item  or  necessary  to  remove 
lead  based  paint  nazards. 

-  The  costs  of  cleaning  and  janitorial  services  and  land- 
scaping not  directly  related  to  an  eligible  rehabilitation 
work  item. 

-  The  cost  of  repairing,  replacing  or  installing  laundrv 
equipment,  furniture,  nondwelling  equipment,  and  other 
amenities  (e.a.,  pl^y  equipment,  recreational  items)  and 
other  Items  which  are  subject  to  normal  wear  and  tear. 

In  order  to  maximize  the  amount  of  rehabilitation  possible  withm  the  maximum 
allowaoie  rent  limits,  administering  agencies  must  exercise  sound  judoment  when 
determining  eligible  work  items.   In  addition,  if  the  approved  rehabilitation 
costs  of  a  unit  result  m  a  rent  below  the  MAR  for  scattered-site,  administerina 
agencies  sliould  give  consideration  to  the  "easibility  of  leasina  these  units  under 
its  Chapter  707  scattered-site  nroaram.   In  such  cases,  aaencies  must  request 
written  approval  from  ECCO'3  Chapter  707  Office. 
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--    INFORMATION    -- 

Name  of  Program:      State  Housing   Assistance  for   Rental   Production   (SHARP) 

Administrative   Agency:      MHFA,    EOCD   and   Massachusetts   Housing    Partnership 
(MHP) 

Contact:      Frank   Creedon,    MHFA,    451-3480 

Type  of   Funding:      Subsidy  to   lower   interest   rate  on   MHFA   multi   family  mortgage 
Source:      Sale  of  tax   exempt   bonds   for  MHFA    loans   plus   CDBG   funds 
from    EOCD   for  SHARP   subsidy 

Program    Purposes/Objectives:      To  produce   private  mixed   income  housing,    so 
projects  must  produce  new   housing   through   substantial    rehab  or  new 
construction.      Preference   is   given   to  family   units,    projects   with   minority 
developers. 

Description:      SHARP   funds   are  used   to  write  down   the   interest   rate  on   MHFA 
mortgage   loans  to  as   low  as  5%.      For  15  years,    the  amount  of  SHARP   is  the 
difference  between  the  true  cost  of  producing   rental   housing   and   market 
rents   in   the  area.      At  the  end   of   15   years,    the   SHARP   funds   must   be   repaid 
to  MHFA. 

Maximum   SHARP    Loan:      Determined   by    EOCD 

Minimum   SHARP    Loan:      Determined    by    EOCD 

Affordability   Requirements:      At   least  25%  of  the  units  must  be  affordable  to 
low   income  households,    and   will   be  marketed  to  Section   8  certificate  holders, 
with   back-up   Chapter   707  assistance. 

Resale   Controls:      Units   must   remain   affordable  for   15   years,    after  that  time, 
may  be  sold   or   rented   at  market   rates. 

Application    Deadline:      Expect  another   round    in   June,    with   a    Labor   Day 
deadline.      This   round   will    have  funding   for  about   1,000  to   1,500   unit 
state-wide. 

Agency    Review   Period:      8   to   12   weeks 
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SHARP    PROGRAM    (STATE    HOUSING   ASSISTANCE    FOR    RENTAL 
HOUSING    PRODUCTION) 

This   is  an   interest  subsidy   program  designed   to  stimulate  production  of 
privately-owned    rental    housing.      Construction   and   permanent  financing   for 
SHARP-assisted   developments   are   provided   by  the  Massachusetts   Housing 
Finance   Agency   (MHFA)    using   proceeds   from  the   sale  of  tax-exempt  bonds. 
SHARP   funds,    provided   through    EOCD,    are   used   to  write  down   the  effective 
cost  of   interest   payments  on   MHFA    loans  to  as    low  as  five   percent  for  a  term 
of  up  to   15   years. 

The  amount  of  SHARP   subsidy  awarded   to  a  development  is   based  on  the 
difference  between   the  true  cost  of  producing   the   rental-housing   and  the 
rents  that  can   be  obtained   in   the  market  area.      Both   nonprofit  and   limited- 
dividend   developers  are  eligible  to  submit  proposals  for  SHARP  assistance. 
Funds  are  awarded   as  a   loan,    not  a  grant,    with   the  expectation   that  SHARP- 
assisted   developments   will   become  self-sustaining   within   15  years.      At  the  end 
of  that   period,    SHARP   funds   are   repaid   to  MHFA.      They  may  then   be   used   to 
provide  ongoing   assistance  to   low-   and   moderate-income  residents  of  the 
development  or  to  promote  further   rental   housing   production. 

At  least  25  percent  of  the  units   in   SHARP-assisted  developments  are  reserved 
for   low-income  households.      Developers  will   market  these  units  to  holders  of 
Section   8  certificates  or  Massachusetts   Ch.    707   rental    housing   certificates, 
enabling   these   households   to   pay  25   percent  of  their   income  for   rent. 

The  SHARP   program   can    be   used    in   combination   with   other   resources,    such 
as   private  grants,    Community   Development   Block  Grants,    (CDBG)   and  the 
Housing    Development  Action   Grant  program   (HODAG)   to   lower   rent   levels  for 
an    increased    number  of  low-income  units.      The  SHARP   subsidy   is   very 
shallow   but  combining    it  with   other   resources   has  meant  that  many   SHARP 
developments   have   been   able  to   provide  more  than   the  minimum   25   percent 
low-income  units.      With   elimination   of  federal    resources  other  funds   need   to 
be  found. 

The  goals  of  the  SHARP   program   are  to: 

o      stimulate  maximum    rental    housing    production   with   minimum   subsidy; 
o     assist   in   addressing   the   need   for   low-income   housing;    and, 
o     encourage  private   sector   participation    in   the   provision   of  mixed-income 
housing . 

How   SHARP  Works 

Construction   and    permanent  financing   for   SHARP-assisted   developments   is 
provided    by   the  MHFA   with    proceeds   from   the   sale  of  tax-exempt  bonds. 
SHARP   funds,    provided   through   the   Executive  Office  of  communities   and 
Development   (EOCD),    are   used   to  write  down   the   interest   rate  on   MHFA    loans 
to  as    low   as   five   percent   for   a   term  of   15   years. 
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The  amount  of  SHARP   subsidy   awarded   to  a   development   is   based  on   the 
difference  between  the  true  cost  of  producing   rental   housing  and   the   rents 
which   can   be  attained   in   the  market  area.      Funds  are  awarded   as  a   loan,    not 
a  grant,    with   the  expectation   that  SHARP-assisted   developments  will   become 
self-sustaining   within    15   years.      At  the  end   of  that   period,    SHARP   funds   are 
repaid   to  the  MHFA.      They   may   then   be   used   to   provide  ongoing   assistance 
to   low-   and   moderate-income   residents  of  the  development  or  to  promote 
further   rental    housing   production. 

Because  of  the  acute  need   for   low-income   housing   in   Massachusetts,    at  least 
25   percent  of  the  units   in   SHARP-assisted   developments   must  be   reserved   for 
low-income  household.      Developers  will   market  these  units  to  holders  of  either 
Federal   Section   8  or  State   Chapter  707   rental    housing   certificates.      This 
enables  those  households   to  pay   between   25  and  30  percent  of  income  towards 
rent.      If  units  cannot  be   rented   to  certificate  holders,    EOCD  will   provide 
back-up   Chapter  707  assistance. 

SHARP   is   well    suited   for   both    suburban   and   inner-city   housing   development, 
and    is   designed   to   complement  ongoing   community   revitalization   efforts. 
SHARP  can   also   be   used    in   combination   with   other   resources   such   as   private 
grants.    Community   Development   Block  Grant  funds.    Urban   Development  Action 
Grants  and   Housing   Development  Grants.      This  approach   enables  a  further 
reduction   in   development  costs  and,    in   some  cases,    an   accompanying   reduction 
in    rent   levels   for   low-   and   moderate-income   households. 

Who  Should   Apply 

Both   nonprofit  and   limited-profit  developers  are  eligible  to  submit  proposals 
for  SHARP   assistance.      The  MHFA   strongly  encourages   the  submission   of 
proposals   which    involve  minority   participation    in   the  development  team 
(owner/mortgagor,    developer,    architect,    contractor,    attorney,    management 
agent) . 

Nonprofit  developers   can   apply  for  MHFA   financing    representing   up   to 
100   percent  of  the  total   development  cost  of  a   proposals.      Loans   to 
limited-profit  developers    (limited   to  a   six   percent   return   on   equity   per  year) 
can    be  made  for   up   to  90   percent  of  the  total    development  cost. 

Minimum    Requirements 

To   be  considered   for  SHARP   funding,    development   proposals   must   first  meet 
MHFA    "threshold"    and   SHARP   statutory    requirements.      These  are: 

MHFA   Threshold    Requirements 

o  Quality  of  development  team.  The  development  team  must  have 
experience  in  housing  development  and  the  financial  capacity  to 
carry  out  the   proposal. 

o      Preliminary   site   review.      The   developer   must  demonstrate  control   of 
the   site  and   the   site  must   be  suited   for  the   proposed   development. 

o     Marketability  of  units.      Units   must  be  marketable   in    the  area   where 
the   housing    is   to   be   located. 
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o     Affirmative   Action.      The  developer  must  demonstrate  a   commitment 
to  affirmative  action   from  the  development  through   the  post-occupancy 
phase. 

SHARP   Statutory    Requirements 

o     Fifteen   year  term.      The  proposal   must  demonstrate  the  housing   can 
sustain   itself  without  SHARP   subsidy  after  fifteen   years. 

o     Maximum   per   unit  subsidy.      The  amount  of  SHARP   subsidy   requested 
"shall   not  exceed   in   any  one  year,   on   a  per-unit  basis,    the 
difference  between   the  amount  determined   by  the   Executive  Office 
of  Communities   and    Development  to   be  necessary  to   pay  debt   service 
on   a  typical,    newly-constructed   rental   housing   project  at  prevailing 
interest   rates  on   bonds  whose  interest  is   exempt  from  federal   or 
state  taxation,    and  the  amount  necessary  to  pay  such   debt  service 
at  an   interest  rate  of  five  percent  per  annum". 

o     Minimum  amount  necessary  to  ensure  feasibility  and   25  percent 

occupancy   by    low-income   households.      The  SHARP   subsidy   shall    be 
"the  minimum  amount  necessary  to  make  the  proposal   feasible,    and 
to  ensure  that  25   percent  of  the  units  are  available  to   low-income 
households".      To  ensure  the   use  of  minimum   subsidy,    owners  are 
generally   required   to  make  equity   contributions   which   approach   the 
level    found    in   conventionally-financed    real   estate   projects. 

o      Location .      Proposals   must   involve   housing   which    is   either   located    in 
a   housing   development  area    (a   blighted,    decadent,    substandard 
area)   or   is   designed   for   low-   and   moderate-income   households. 

o      Undue  concentration.      Proposals  must  not  contribute  to  an   undue 
concentration   of   low-income  households    in   any  one   neighborhood. 

o      Repayment.      Proposals   must   include   plans   showing   that   repayment 
of  SHARP   funds   will    be   used   for  the  continued   benefit  of   low-   and 
moderate-income   households. 

SHARP   Selection    Criteria 

If  minimum    requirements   are  met,    SHARP   proposals   will    be   scored   using 
SHARP   Selection    Criteria.      These  criteria   are   summarized    in   the   following 
categories . 

o      Development  Quality   Goals.      This    includes   a   review  of  the   proposed 

design  of  the   housing,    the  quality  of  the  development   team,    the   proposed 
site,    and   the  marketability  of  the   units. 

o     Overall    Impact   Goals.      This    includes   a    review  of  the   impact  of  the   housing 
on   the  community   and    its   development  goals,    how   the   proposal    meets   area 
housing    needs,    plans   for  affirmative  action,    and    readiness   to   start 
construction . 

o     Minimal    SHARP   Subsidy.      Additional    points   may   be  awarded   to   proposals 
which    require   less   than   the  maximum   amount  of  SHARP   funding   allowed. 
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After  proposals  are  scored  and  ranked,  the  MHFA  will  select  the  highest 
ranked  proposals  to  receive  awards  of  SHARP  funds.  Ranking  by  scores 
alone,  however,  is  subject  to  a  reasonable  geographic  distribution  of  the 
proposals  to  be  funded,  and  the  inclusion  of  proposals  which  complement 
local   redevelopment  efforts. 

Selection   Process 

SHARP  awards  are  made  through   development  competitions.      Generally,    these 
competitions  are  announced   at  least  60  days   prior  to  the  close  of  the  applica- 
tion  period.      Once   received,    all   proposals  are  evaluated   using  the  criteria 
discussed    in    "Eligible   Proposals". 

The  MHFA's  financing   process  also  consists  of  several   phases.      These  are: 

o     Official   Action   Status.      Official   Action   Status   is   granted   to  proposals 
which   meet  MHFA    "threshold    requirements".      Although   this   may   be 
granted   prior  to  the  awarding  of  SHARP   funds,    it  does   not  give  a 
proposal    priority  for  SHARP  funding. 

o     Mortgage  Application.      Once  awards  of  SHARP  funds  are  made,    the 

MHFA  invites  developers  to  submit  formal  mortgage  applications.  At  this 
point,    the  MHFA   will    conduct  an    in-depth   underwriting    review. 

o     Commitment.      If  a   proposal    passes   the  MHFA's   underwriting    review,    it   is 
recommended   to  the  MHFA    Board   for  a   loan   commitment.      Commitments 
remain   in   effect  for  90  days,    but  may   be  extended   by  a  vote  of  the 
MHFA    Board. 

o      Loan   Closing    Funding.      The  MHFA    raises   funds  for  construction   and 

permanent  financing   through   the   sale  of  tax-exempt   bonds.      These  funds 
are  advanced   to  developers  once  any  conditions  of  a  commitment  and   all 
loan   closing   requirements  are  met. 
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Other  Programs 


TECHNICAL   ASSISTANCE   AND   SEED   MONEY 

Community    Enterprise    Economic   Development   Program   (CEED):      This   program, 
within   the    Executive  Office  of  Communities   and    Development,    provides  operating 
funds   for  the   support  and   growth   of  local   community   Development  Corporations 
(CDCs)   and   community-based   development  organizations.      CDCs  carry  out  a 
wide  variety  of  local    neighborhood   economic  and   housing   development  programs. 
CEED   grants   provide   "operating"   funding   for   key   staff  and   administrative 
costs.      These  grants   in   turn    leverage   public  and   private  dollars.      CDC 
development  programs   produce   housing   units,    construction   jobs  and   permanent 
jobs.      It   is   administered    by  the  Office  of  Community    Economic   Development. 
For  information:      Annette    Rubin   Casas   (617)   727-7127. 

Community    Economic   Development  Assistance   Corporation    (CEDAC):      This 
quasi-public   corporation    provides   technical   assistance  to  Community 
Development  Corporations    (CDCs)   and   other  community-based   nonprofit 
development  organizations   working   to   revitalize  chronically  depressed   areas. 
The   resources   provided   by   CEDAC   include:      1)   Spot  Technical    Assistance,    a 
streamlined    program   that  enables   CEDAC    staff  to   respond   quickly  to   small 
request   ($200  to  $900   range)   for  professional   or  development  consultant 
services;    2)    Intensive  Technical    Assistance   -    ($2,000  to  $20,000   range) 
addresses  the  need   for  more  substantial   feasibility  and   packaging   services 
such   as:      schematic  design   costs,    securing   financing   commitments  of  developing 
partnership   agreements;    3)    Front  Money    Loans   -    (normally   not  over  $40,000) 
are   intended   to  enhance  the   public   benefits  of  real   estate   projects   in 
depressed   areas   by   providing    interest-free  front  money   loans   to  cover 
necessary  and   mortgageable  costs   until   construction    loan   closing.      CEDAC    is 
governed   by   a    Board   of   Directors   composed  of  individuals   from   public  and 
private   sectors   who  are  appointed    by  the  governor.      Over  the   past  three 
years,    CEDAC   has   assisted   dozens  of  tenant  organizations,    CDCs   and  other 
nonprofits  to  construct,    and    rehabilitate  over  500   low-   and   moderate-income 
apartments   and   extensive   square  footage  of   industrial   and   commercial    real 
estate.      Groups   interested    in   obtaining   further   information    should   contact: 
CEDAC,    8  Winter  Street,    Boston   02108,    Carl    Sussman,    Executive   Director 
(617)   727-0506. 

Technical   Assistance   Program   (TAP):      Administered   by  the   City  of   Boston's 
Public    Facilities    Department,    the   program   gives   grants   (with   a    recapture 
provision)   to   Community    Based   Organizations    (CBOs)   to  finance  the   initial 
costs   associated   with    packaging   a   project.      The   source  of  funds   for  TAP   is 
CDBG.      The  objective  of  the   program   is   to   provide   support  for   CBOs   developing 
specific   projects   which    benefit   low-   and   moderate-income   persons.      Usually 
precedes   MAP   funding    (see   previous   page).      Does   not  cover  general    adminis- 
tration,   oversight,    or   planning   activities.      Requests   for  funding   are  evaluated 
on   the   basis  of  the   proposed   projects   financial   feasibility,    the  capability  of 
the   CBO   to  complete   the   project.      "CBOs   with   whose  organizational   mission    is 
neighborhood   development  will    be   given   priority".      See  Appendix   for  additional 
information   and   application. 

TAP   provides   financing   to  CBOs   for   project   packaging,    including    legal   work, 
cost  estimates,    appraisals,    architectural    and   engineering   fees,    related   to  a 
specific   real    estate   development   project.      The  expenses   must   be  tied   directly 
to  the   implementation   of  a   project,    and   the   project  must  be  past  the  point  of 
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conceptual   analysis.      Site  control   is  a   prerequisite  for  funding,    except 
where  the  CBO   is   seeking   funds  to  secure  an  option   on   the  property.      The 
maximum   grant   is   $25,000,    however,    the  grant  must   be   repaid   to   PFD  when 
permanent  financing   is   arranged.      In   the  event  the  project  does   not  go 
forward   for   reasons   beyond   the  control   of  the   CBO,    repayment  will    be  determined 
infeasible.      At   least  51%  of  the  housing   units   in  the  project  must  be  afford- 
able to   low-   and   moderate-income  families   (low-income  is  defined   as   less  than 
50%  of  the  median   income  for  the   Boston   SMSA,    moderate-income   is  80%  of  the 
SMSA).      After   initial    income  eligibility   determination,    there   is   no  ongoing 
oversight  of  affordability   requirements. 

Management  Assistance   Program   (MAP):      Administered   by  the  City  of  Boston's 
Public    Facilities    Department   (PFD),    this   program   gives   grants  to   CDCs   for 
salary   expenses   for  a   project  manager   (with   a    recapture   provision).      The 
source  of  funding   for  MAP   is   CDBG.      The  objectives  of  the   program   is  to 
provide   support  for  community   based   organizations   (CBOs)   developing   specific 
projects  which   benefit   low-   and   moderate-income  persons.      Does   not  cover 
general   administration,    oversight,    or  planning   activities.      Requests  for 
funding   are  evaluated  on   the  basis  of  the  proposed   projects  financial 
feasibility,    the  capability  of  the   CBO   to  complete  the   project.      "CBOs   with 
whose  organizational   mission   is   neighborhood   development  will   be  given 
priority".      See  Appendix  for  additional    information   and   application. 

MAP   provides   financing   to   CBOs   for  project  managers   to   implement  a   specific 
real   estate  development  project.      The  activities  of  the  project  manager  must 
be  tied   directly  to  the   implementation  of  a   project,    and  the  project  must  be 
past  the   point  of  conceptual    analysis.      Site  control    is   a   prerequisite  for 
funding,    except  where  the   CBO   is   seeking   funds   to   secure  an   option   on   the 
property.      The  maximum   grant   is   $27,000  no  more  than   $25,000  of  which   can 
be   used   for   salary   and   fringe   benefits.      A   maximum  of  $2,000  can   be   used   for 
overhead   expenses.      The  grant  must   be   repaid   to   PFD  when   permanent  financing 
is   arranged.      In   the  event  the   project  does   not  go  forward   for   reasons   beyond 
the  control   of  the   CBO,    repayment  will    be  determined    infeasible.      At   least  51% 
of  the   housing   units   in   the   project  must  be  affordable  to   low-   and   moderate- 
income  families    (low-income   is   defined   as    less  than   50%  of  the  median    income 
for  the   Boston   SMSA,    moderate-income   is   80%  of  the  SMSA).      After   initial 
income  eligibility   determination,    there   is   no  ongoing  oversight  of  affordability 
requirements. 

Greater   Boston    Community   Development,    Inc.    (GBCD):      A   charitable,    nonprofit 
corporation   that   provides   technical    assistance  to  community-based    sponsors  of 
housing   for   low-   and   moderate-income   residents   of  the   Boston   metropolitan 
area,    GBCD's   primary   goals,    in   contrast  to  most   private  development  firms,    is 
to  enable  community  organizations   to  control    the  development  and   management 
of  housing   which   will    best   serve  the   needs  of   lower-income  families,    elderly 
and    handicapped    people. 

GBCD's   services   fall    into  four  main   areas:      housing   development,    housing 
management,    conversion   of  housing   ownership   and   financing,    and    revitalization 
of  publicly   assisted   housing.      For  more  than   a  decade,    GBCD   has   helped   to 
build   and    rebuild   more  than   twenty   communities   in   eastern   Massachusetts. 
Working   with    neighborhood-based    housing    sponsors,    they   have   successfully 
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assisted    in   the  development  of  2,750   units  of  housing   for   low-   and   moderate- 
income  people   in   such   diverse  communities  as  Weston,    Lincoln,    Lynn,    Roxbury, 
Cape  Ann   and  others.      Currently,    1,216  additional   units  are  underway. 
GBCD   has   developed  the  broad   range  of  expertise  needed   to  create  housing 
that  is  well-designed,    well-run   and   in   sound  financial   condition.      Responding 
to  the  increasing   growth   in   demand   for   its   services,    GBCD   has   recently 
opened   an  office   in   Springfield.      For   information:      Greater   Boston   Community 
Development,    Inc.,    79  Milk  Street,    Boston,    MA   02109,    (617)   482-6552,    or 
75  Market   Place,    3rd    Floor,    Springfield,    MA   01103,    (413)   737-0207. 

Housing   Abandonment  Program:      The  goal   of  this   program   is  to  stimulate  the 
rehabilitation  of  tax   delinquent,    abandoned  or  deteriorated   properties   in 
economically-distressed   areas.      Community   based   and   tenant  organizations   will 
be   reimbursed   with    program   funds   for  costs    incurred    in   pursuit  of  this   goal. 

The   rehabilitation   of  multi-family   buildings   which   will    house   primarily   low- 
income  tenants  on   blocks   where  there   has   been   some,    but   not  complete, 
deterioration  of  public   and   private  property  will    be  encouraged    in   the  context 
of  development  of  new   strategies   for  abandonment  prevention   and   property 
rehabilitation.      These  strategies  may   include  early   intervention   with   abandoned 
structures   (including  tenant  organizing);    and/or  municipal   cooperation   in   the 
areas  of  tax   foreclosure,    abatement,    and   code  enforcement.      Approaches 
developed   under  this   program   should   be   replicable  at  a   local   and   perhaps  a 
statewide   level.      Proposals   will    be   entertained   which    identify   specific 
properties   that  have   already   undergone  a   preliminary   examination   for 
feasibility. 

Applicants   should   be  private  community-based  or  tenant  organizations.      A 
local    housing   authority  or  municipality  may   apply   if  it  is   in    partnership   with   a 
nonprofit  organization   and   the   latter  will    be  the  owner  of  the   property. 

Under  a   set-aside  for  Massachusetts   Housing   Partnership   -   partnership 
communities,    program   funds   are  awarded   to  municipalities  or  community-based 
nonprofits   for  a    range  of  activities   associated   with   early   intervention, 
packaging   and    interim   management  of  abandoned   or  at-risk   properties. 
Technical    assistance  from   Greater   Boston   Community   Development,    Inc.,    in 
project   identification   and   planning   will    be   provided,    as   needed,    to  communities 
participating    in   the  Abandonment    Initiative.      For   information,    contact   David 
Koven   at   EOCD    -    Division   of   Neighborhoods    (617)   727-7127  or  Massachusetts 
Housing    Partnership    (617)   727-7824. 

Other  Sources   for  Technical    Assistance: 

Local    universities    like  M.I.T.,    Harvard   and    Tufts   are  a   source  for  expertise. 
Students   in    Real    Estate,    Urban   studies,    and    Public   Administration    Programs 
can    provide  technical   assistance  as   part  of  course   projects,    internships,    or  on 
a   volunteer   basis. 
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SCORE,    through   the  Small    Business   Association   provides   volunteer   retired 
executives  to  small   business.      They  can   help  with   management  plans, 
bookkeeping,    and  other  administrative  aspects  of  running  a   CDC.      Contact 
SCORE   223-3237 

The   Boston   Architectural   Center  provides  volunteer  assistance  to  nonprofit 
organizations  through    its   Community   Design    Center.      In   this   program,    architec- 
ture students  work  free  of  charge  on   projects  at  the  pre-feasibility  stage. 
They   are   supervised    in   their  work   by  a   professional    architect.      For  more 
information,    contact   Don    Brown   at  the   Boston   Architectural    Center  536-3170. 
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BRIDGE   OR    GAP    FINANCING 

Boston   Community    Loan    Fund    (BCLF):      This    is   a   $500,000   nonprofit   revolving 
loan   fund   which    lends   money  to   CDCs   to  support  specific  development 
projects.      One  of  the  advantages  of   BCLF   is   a  quick  turnaround   time  on    loan 
applications,    however,    ail    loans  must  be  secured.      BCLF   is   particularly 
interested   in   working   with   new  or  inexperienced   CDCs.      Contact  Dick  Jones 
at  457-2050. 

Massachusetts   Community   Development   Finance  Corporation    (CDFC):      A   state-owned 
venture  capital   company   which   provides  flexible  financing   for  viable 
businesses   and    real   estate  development  projects  when   there   is  a   clear   public 
benefit.      CDFC    investments   are  made   in   conjunction   with   Community   Development 
Corporations    (CDCs)   which   are  organized   to  promote  economic  development   in 
targeted   areas  of  the  state.      CDFC    is   a   public  corporation   with   a   nine-member 
board   of  directors   which    includes   representatives  of  government,    business, 
organized    labor  and   community  groups.      CDFC   offers  one   investment  program 
for   housing   development.      The   Community   Development   Program  offers  flexible, 
short-to-medium   term   financing   for   CDC-sponsored    real   estate  projects.      The 
program   is  designed   to  assist  CDCs   in   developing   affordable   housing, 
revitalizing   commercial    and    industrial    property,    and   strengthening   their 
developmental   and   financial   capacity.      CDFC   can   provide  20  percent  of  a 
project's   cost,    up  to  $250,000  for  financing    specific  and    recoverable 
development  expenses.      For   information   contact  Massachusetts   Community 
Development   Corporation,    131    State  Street,    Boston,    MA   02109,    (617)   742-0366. 

Local    Initiative  Support   Corporation    (LISC):      This   is   a   private   nonprofit 
program   based   on   the  assumptions   that   sound    investment  opportunities   exist 
in    low-income   neighborhoods,    and   that  a   large  member  of  competent  CDCs   can 
be   identified   and   can   play   an    important   role   in   the   revitalization   of  their 
neighborhoods.      LISC   gets   involved    in   the  early   stages  of  projects  and 
provides   technical    assistance,    but   is   most   important  function    is  as   a   bridge  or 
gap   funding   source.      Through   their   National    Equity    Fund,    LISC   pools 
syndication   dollars   and   then    lend   them  out  to   projects.      LISC   also   provides 
bridge   loans   to  give   CDCs   immediate  access   to  the  syndication    investment  in 
their  projects.      LISC   typically  fills   the  gaps    in   project  financing    -    it  usually 
lends   less   than   5%  of  the  total    project  cost.      Grants  account  for  only  $1    for 
every   $3   in    loan   funds.      Contact:      Carol    Glazer  723-7415. 

The   BUILD   Program:      The   BUILD   program   is  a   construction    loan   and   bridge 
financing   program  of  the  City  of   Boston.      BUILD   is   administered   by   the 
Public    Facilities    Department   (PFD).      BUILD   provides  financing   for  major 
residential,    commercial,    industrial,    or  mixed-use  development  projects.      Loans 
are  made  at  below-market   interest   rates   to   projects   with   significant   public 
benefits.      A   project  must   receive  approval    by   the   Boston   City   Council.      The 
project  developer  must  provide  a    100%  unconditional   and   irrevocable   Letter  of 
Credit,    which   will    be   held   as   security   until   the  time  of  permanent  financing. 
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Applications  for  funding   may   be   submitted   at  any  time.      Proposals  are 
evaluated  on   the   basis  of  program  eligibility,    public  benefits,    financial 
feasibility,    soundness  of  project  concept,    development  team  capability, 
experience  and   financial   strength,    and   readiness  for  construction.      All 
prospective  applicants   are   requested   to  discuss  their  proposed   projects  with 
PFD   staff  before  applying   for   BUILD.      See  Appendix   for  additional   information 
and   application.      The  final   application   will   be  available  at  the  meeting. 
Contact:      BUILD   Administrator,    Public    Facilities   Department, 
720-4300  extension   242. 
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PERMANENT    FINANCING 

Mortgage   Loans   for   Homebuyers    -   iVlHFA:      This   program   is   designed   to  assist 
first  time   home   buyers.      Under   it,    participating    lenders   make   below-market 
interest   rate  mortgage   loans   to  qualified    buyers.      The  MHFA   may   purchase 
these   loans   with   the  proceeds  from  the  sale  of  tax-exempt  bonds. 

To  qualify  for  a   below-market  MHFA   mortgage,    a   borrower  must  be  credit- 
worthy and   meet  specific   income  and   other   program   guidelines.      The   home 
being    purchased   must  meet  certain   cost   limits   as   well..      A   borrower  must  be 
a  first  time   home   buyer,    except  when   purchasing   a   home  in    Boston   or  other 
targeted   areas.,    in   which   case  certain  other   requirements  must  be  met. 

Funds   are  distributed   through   three   separate  mortgage   programs:      General 
Lending;    Neighborhood    Rehabilitation;    an    Homes   built  under  a   New   Construction 
Set-Aside   Program. 

Funds   in   the   General    Lending   program   are   reserved   for   priority   borrowers 
for  a   sixty-day   period.      Priority   borrowers  are  Vietnam  veterans,    minority 
households,    and   the  physically   handicapped.      At  the  end  of  the   reserve 
period,    funds  which   have  not  been   allocated  will   be  made  available  to  other 
qualified    borrowers   through    lotteries.      Neighborhood    Rehabilitation   funds   are 
reserved   for  the   restoration   of  housing    in   designated   areas.      In   the   New 
Construction   Set-Aside    Loan    program,    mortgage  funds   are  made  available  to 
stimulate  construction   of  single-family   homes   throughout  the   Commonwealth. 
Houses   in   both   the   New   Construction   Set-Aside  and   the   Neighborhood 
Rehabilitation    programs   cannot  exceed   certain   acquisition   cost   limits. 

As  of  June   1985,    MHFA,    though   this   mortgage   loan    program,    had   provided 
home  ownership  opportunities   to   nearly   12,000   low-   and   moderate-income 
families   in   Massachusetts.      Contact:      MHFA    (617)   451-3480. 

MHFA    Home    Improvement    Loans:      MHFA   makes    loans   available  for   home   improve- 
ments  to  one  to  four-family   homes.      Borrowers   must  be  owner  occupants   who 
meet   income  guidelines   and   other   program   requirements.      Working   with   MHFA 
are   EOCD   and    local   community  development  agencies   who  offer  their  own 
funds  or  funds   they   have   received   from    HUD   to  further   reduce  the   interest 
rate   (11    percent  on   these   loans)   to  the   lowest   possible   level.      Prospective 
borrowers   may   get  details   from  their   local    community  development  agency  or 
MHFA.      As   a   broad   guideline   in   determining   eligibility,    borrowers   should   be 
aware  that  the   highest  maximum    income  allowed    in   the   state   is   $31,000  for  a 
family  of  two   in   the  city  of   Boston.      Contact;      MHFA    (617)   451-3480. 

MHFA    Neighborhood    Rehabilitation    Program:      The   program   provides   mortgage 
funds  over   a   30  year   period   to  first  time   homebuyers   who   purchase  and 
rehabilitate   homes    in   targeted    neighborhoods   in   participating   cites   and    towns. 
Borrowers   must  meet   income,    credit  and    home  acquisition   cost   requirements. 
Statewide   income   limits   are:      one   person    household   $35,000,    two  person 
household   $40,000,    each   additional    dependent   $1,500.      Single-family   homes 
purchased   with   funds   must  require  at   least  $3,000  of   rehabilitation; 
requirements   for  two  to  four-family   homes   are   higher.      Mortgage  funds   are 
distributed    in   cooperation   with    local    community  development  and    nonprofit 
agencies.      These   local    groups   will   assist   borrowers    in   determining   their 
eligibility   for   financing   and    refer  them   to   a    lender   receiving   applications. 
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They   will   also  assist   in   determining   and   carrying  out  the   rehabilitation. 
Prospective  borrowers   should   contact  their   local   agencies  working   with  MHFA 
on   this   program   and   for  general    information   contact:      The  MHFA   Office  for 
Single   Family    Programs    (617)   451-2766.      An   additional    $3,000  can   be  added   to 
all    local    limits  for  each   dependent.      Borrowers   should   contact  their  community 
development  agency  for  details,    or  call   MHFA    (617)   451-3480. 

MHFA   80/20    Loan    Program:      80  percent  market   rate,    20   percent   low-income 
housing :      MHFA   has   provided   financing   for  the  construction  or   rehabilitation 
of  housing   development  across   the  state  since   1969.      In   the  past,    these 
developments   made   use  of  state  or  federal    mortgage   interest  or   rental    subsidy 
programs   to  assure  that  at   least  some  portion   of  the   units   reached    low-income 
tenants.      Given   the  decline   in    recent  years  of  such   subsidy   programs,    MHFA 
has   taken   advantage  of  its   authority   to  finance   unsubsidized  or  market 
developments.      These  unsubsidized   developments  are  structured   to  benefit 
low-income  tenants   and   to  meet  the   requirements  of  MHFA's   statute  and 
Treasury   regulations   governing   MHFA's   tax   exempt   bonds.      The  most   restrictive 
provision   contained    in   the  Treasury   regulations    is   that  twenty   percent  of  the 
units    in   a   development   remain   available  for   low-income  tenants.      This 
provision   was   added    by  the   1980   legislation    sponsored   by    Representative 
Ullman,    giving  these  projects  the  name   "80/20"   or   Ullman   Developments. 

In   general,    to  qualify   under  both   MHFA   and   Treasury   rules,    a   market  develop- 
ment would   have  to  follow  these  guidelines: 

1.  Twenty   percent  of  the  units   must   be  occupied   by   low-income  tenants. 
Without   benefit  of  state  or  federal    rent   subsidies,    or  additional 
mortgages,    the  economics  of  the   development  must  be   such   that   rents  on 
these   units   are  affordable  to  tenants   with    incomes   at  or  below  80  percent 
of  median    in   the  area. 

2.  All    units,    including  the  market  units,    must  remain   as   rental    units   for  at 
least  fifteen   years  from  commencement  of  construction. 

3.  Rent   levels   will    be  established   by   MHFA   for   low-income  as   well    as   market 
units.      All    tenants'    incomes  must  meet  eligibility   guidelines   at   initial 
occupancy   such   that  annual    income  does   not  exceed   six   times   the  annual 
rent  of  the   unit.      Incomes   must  be   recertified   every  two   years.      MHFA 
will   want  to  assure  that  market   rents   are  the  maximum   attainable   in   the 
market   in   order  to    keep    rent   levels    in   the   low-income   units   as   low   as 
possible. 

4.  In   general,    commercial    space  within   a   development  will    be  no  more  than 
ten    percent  of  the   total    square  footage  of  the   development  and   will 
require   no  more  than   ten    percent  of  the  mortgage   proceeds.      For   infor- 
mation:     Massachusetts    Housing    Finance   Agency.    (617)   451-3480. 

MHFA    Elderly    Housing    Program:      Given   the   rate  of  growth   of  the  elderly 
population    in   Massachusetts   and   the   need   for  a   range  of  housing   options   for 
elders,    MHFA    is   encouraging   the  development  of  housing   which   takes   a  compre- 
hensive approach   to  the   link   between   housing   and   services,    and    recognizes 
the   special    needs  of  frail    elders.      By   providing   congregate  or   lifecare 
housing,    MHFA    intends   to   further  enhance   the  quality  of   life  for  elders   as 
well   as   provide  supportive  environments   which   can   prevent  or  delay   the   need 
for  elders   to  move   to   nursing   homes. 
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Both   congregate  and    lifecare   housing   differ  from   conventional    rental    housing 
in   that  they  provide  an   environment  that  includes   not  only  shelter,    but 
assistance  with   daily   living.      This   assistance  can   take  the  form  of  meal 
preparation,    housekeeping,    and   social    services.      MHFA    is  taking   an   active 
role   in   establishing    links   between   the  development  community  and   service 
providers.      Lifecare  facilities   offer  the  additional   assurance  of  access  to   some 
form  of  health   care  facility,    which   may   be  either  separate  or  a   part  of  the 
residential   facility.      MHFA   will    provide  financing   for  only  the   residential 
portion   of   lifecare  facilities,    and    not  for  the   health   care   portion.      The 
development  team   must  either   include  a   qualified   in-house  service  provider  or 
demonstrate  a   link   to   local    service   providers   for  the  term  of  the  mortgage. 

Except  where  otherwise   noted,    congregate  or   lifecare  developments   will   comply 
with   policies   and   procedures  of  the  MHFA   80/20   Housing    Program. 

While   this  type  of  housing   may   include  more   shared   space   (such   as  dining 
rooms)   than   conventional    rental    housing,    each    individual   dwelling   unit  is 
required   to   have   its  own   complete   bath   and    kitchen   facilities.      This   housing 
should   at   least  meet  minimum   standards   for   rentable  conventional    housing. 

Low   income   residents   will    pay   no  more  than   25%  of  their   income  for   rent,    or  a 
higher  applicable  percentage   if  they  are  participating   in   a   state  or  federal 
rental    assistance   program.      In   determining   this   affordability  guideline,    'rent' 
will    refer  only   to   shelter  costs,    including   utilities.      Total   monthly  charges 
which    include  services   such   as   meals   and   housekeeping   as   well   as   shelter  may 
exceed   25%  of  income.      Proposals   should   break  down   total   monthly  charges    in 
shelter   ('rent')   and   non-shelter   ('service')   costs.      Staff  will   determine 
feasibility  of  both   shelter  and   non-shelter  costs. 

For  more   information,    contact  MHFA's   Mortgage   Department,    50  Milk  Street, 
Boston,    MA      02109   -    Phone   (617)   451-3480. 

MHFA   223(f)   Mortgage   Coinsurance   Program  for   Existing    Rental    Housing: 
Coinsured   financing   will    be   available  from   MHFA   for  the   purchase  of  existing 
rental    properties    requiring   modest   rehabilitation.      To  qualify,    properties   must 
provide  20%  of  the   units   for   low   income   households. 

MHFA   will    underwrite,    finance  and   service  mortgages   in    keeping   with   federal 
coinsurance   regulations  and   MHFA's   statutory   requirements.      For  MHFA 
coinsurance   is   a  form  of   "audit  enhancement"   which   serves  to   reduce  MHFA's 
cost  of  borrowing    in   the   bond   market.      Agency   savings  on   the  sale  of  bonds 
is   passed   on    to  mortgagors   in   the  form  of   lower   interest   rates. 

Limited-project   (profit   limited   to  a   6%  annual    return   on   equity)   and    non-profit 
mortgagors   are  eligible  for  coinsured   financing.      MHFA   strongly   encourages 
application   from   minority   developers.      MHFA   will    underwrite,    finance  and 
service  mortgages    in    keeping   with   federal   coinsurance   regulations  and   MHFA's 
statutory    requirements.      Minimum   requirements   include: 

o      Properties   must   involve   5  or  more   units. 

o      Properties   must   provide  20%  of  the   units   for   low   income  households. 
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o      Properties   must   be   in    need   of  modest   but   not   substantial    rehabilitation, 
the  cost  of  rehabilitation   must  be  more  than   15%  of  the  purchase  price  of 
the  property  and   less  than   15%  of  the  property  value  after   repairs  or 
$11,375   per   unit,    whichever   is   greater.      The   property  must   not   require 
the   replacement  of  more  than   one  major   building   component   (roof, 
foundations,    plumbing    HVAC   etc.). 

o      Properties   must   be  at   least  3   years  old. 

o     Commercial    space   should    not  exceed   5%  of  the   projects   net   rentable  area, 
except  with   waivers   by   MHFA   and/or   HUD. 

223(f)   coinsured   financing    is   available  for  terms    ranging   from   10  to  35   years, 
with   no   prepayment  allowed   before   15   years.      The  mortgage   interest   rate   is 
determined   by   the  MHFA's   cost  of  borrowing    in   the   bond   market  plus   the 
MHFA's   administrative  costs.      Proposals   for  223(f)   coinsured   financing   will    be 
accepted    by   the  MHFA   on   an   ongoing    basis.      Developers   should   meet  with   a 
Mortgage  Officer  from   MHFA   to  discuss   proposals   before   submitting   an 
application   for  financing. 

For  more   information,    contact  MHFA's   Mortgage   Department,    50  Milk  Street, 
Boston,    MA      02109   -    Phone   (617)   451-3480. 

MHFA   221(d)(3)/(d)(4)   Mortgage   Coinsurance   Program  for   New   Construction 
and   Substantial    Rehabilitation:      Coinsured   financing   will    be  available  from 
MHFA   for  the   purchase  of  new   rental    housing   construction  or  substantial 
rehabilitation   which    provide  20-25%  of  the  units  for   low   income   households. 

MHFA   will    underwrite,    finance  and    service  mortgages   in    keeping   with   federal 
coinsurance   regulations   and   MHFA's   statutory   requirements.      For  MHFA 
coinsurance   is   a   form  of   "audit  enhancement"   which   serves   to   reduce  MHFA's 
cost  of  borrowing   in   the  bond   market.      Agency  savings  on  the  sale  of  bonds 
is   passed  on   to  mortgagors    in   the  form  of  lower   interest   rates. 

Limited-project   (profit   limited   to  a   6%  annual    return   on   equity)   and    non-profit 
mortgagors   are  eligible  for  coinsured   financing.      MHFA   strongly   encourages 
application   from   minority   developers.      MHFA   will    underwrite,    finance  and 
service  mortgages   in    keeping   with   federal   coinsurance   regulations   and   MHFA's 
statutory   requirements.      Minimum    requirements   include: 

o      Properties   must   involve   5  or  more   units. 

o      Properties   must   provide  20   -   25%  of  the   units   for   low   income   households. 
Coinsurance  may   be   used   for   developments   where  20%  of  the   units   are 
provided   for   low-income   households   through    rent  skewing.      It  may  also 
be   used   for   properties   assisted    by   SHARP   (State   Housing   Assistance  for 
Rental    Production)    in   which   25%  of  the  units   are   reserved   for   low-income 
households.      Low-income   units    in   SHARP-assisted    properties   are  marketed 
to   holders   of  either  federal    Section   8  or  state   Chapter  707   rental    housing 
certificates.      If  certificate   holders   cannot  be  found,    back-up   Chapter  707 
assistance   is   provided   by   the   Executive  Office  of  Communities   and 
Development   (EOCD). 
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o     Properties   must  involve  new  construction  or  substantial   rehabilitation, 
the  cost  of  rehabilitation   must  exceed   15%  of  the  property  value  after 
repairs  or   $11,375   per   unit,    whichever   is   greater  or  the   rehabilitation 
must   require  the   replacement  of  more  than   one  major   building   component 
(roof,    foundations,    plumbing    HVAC   etc.)- 

o     Commercial   space  should   not  exceed   5%  of  the  projects   net   rentable  area, 
except  with   waivers   by   MHFA   and   or   HUD. 

Coinsured  financing   is  available  for  a  maximum  term  of  40  years,    with   no 
prepayment  allowed   before   15   years.      The  mortgage   interest   rate   is   determined 
by  the  MHFA's   cost  of  borrowing   in   the   bond   market   plus  the  MHFA's   administra- 
tive costs.      Proposals   for  coinsured   financing   will    be  accepted   by  the  MHFA 
on   an   ongoing    basis.      Developers   should   discuss  their   proposals   with   a 
Mortgage  Officer  from  MHFA   prior  to   submitting   an   application   for  financing. 
Interested  developers  can  obtain   application   forms  and   schedule  pre-submission 
meetings   by  contacting   the  MHFA's  Mortgage   Department,    50  Milk  Street, 
Boston,    MA   02109,    telephone   (617)   451-3480. 

TELLER   Program   (Tax    Exempt   Local    Loans  to   Encourage   Rental   Housing): 
This   state  program  was  created   in   1984  to  encourage  the  development  of 
mixed-income   rental    housing.      The   program,    which    is   regulated   by    EOCD, 
permits    Local    Housing   Authorities  to   issue  tax   exempt   bonds   for  a   developer 
to  finance   new  construction   of   rehabilitation   of   rental    housing   with   twenty 
percent  of  the   units   set  aside  for   lower  moderate-income   households   which   are 
defined   as   households  earning   less  than   eighty   percent  of  the  area-wide 
median    income.      Rents   in   these   units   including   provision   of  utilities   must   not 
exceed   thirty   percent  of  this   income.      This    requirement   remains    in   effect  for 
as    long   as  the   bonds   are  outstanding,    but   in   no  event  for   less   than   ten 
years.      The   remaining    units   not  set  aside  for   low-   and   moderate-income 
families   are   subject  to  very  few   restrictions   and   may   be  marketed   at  prevailing 
rents   for   similar   units   in   the  vicinity  of  the  development.      The  tax   exempt 
bonds   issued   by  the    Local    Housing   Authority   to  finance  the  TELLER   developments 
are   backed   by   a   mortgage  on   the  development,    not  by   any   pledge  of  credit 
by   the   LHA.      The   program   may   not  be   used   solely   to   refinance   an   existing 
rental    building.      Commercial    space  may   not  exceed   thirty-five   percent  of  the 
rentable   space  of  the   project.      Technical   assistance  will    be   provided   through 
EOCD   to  ail    LHAs  considering   TELLER    projects.      The   LHA    is   allowed   to 
recover  costs   associated   with   the   processing   applications  and   the   issuing   of 
the   bonds,    including   costs  of  counsel.      EOCD   regulations   require  that  the 
developer's   application   filing   and    review   process   be  open   to  the  general 
public  for  comment.      For   information:      Contact   Gail   Monahan,    Director  of 
TELLER    Program    EOCD    (617)    727-7130. 

The    LEND    Program:      Loans   to   Encourage   Neighborhood    Development   (LEND) 
is   a   flexible  financial    assistance   program  of  the   City  of  Boston.      LEND   is 
administered   by   the   Public    Facilities    Department   (PFD).      LEND   assists 
neighborhood   development   projects   providing    significant   public   benefits. 
Low-interest  flexible   loans   are  available  to  eligible  commercial,    mixed-use, 
industrial,    and   major   residential    projects.      The  maximum   loan   amount   is   50%  of 
project  development  costs.      The  average   loan   generally   does   not  exceed 
$200,000.      Program   funds   may   be   used   for   the  costs  of  acquisition   of 
improvements   to   real    estate.       In   certain    instances,    funds   are  also  available   to 
small    businesses   for   fixed   asset  and    leasehold    improvements. 
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Applications   for  funding   may   be   submitted   at  any   time.      Proposals   are  evaluated 
on   the  basis  of:      program  eligibility;    public   benefit;    financial   feasibility; 
soundness  of  project  concept;    development  team  capability,    experience  and 
financial   strength;    consistency  with   local   economic  development  strategy;    and 
readiness  for  construction.      All   prospective  applicants  are   requested   to 
discuss   their  proposed    project  with    PFD   staff  before  applying   to   LEND.      See 
Appendix   for  additional    information   and   application.      The  final    LEND 
application   will    be  available  at  this   meeting.      Contact:      LEND   Administrator, 
Public    Facilities   Department,    720-4300,    extension   363. 

Massachusetts    Land    Bank:      This   is   an    independent  agency  governed   by  a 
Board  of  Directors   empowered   to   purchase,    improve  and    resell    blighted,    open 
spaces,    decadent  or  substandard   property  and   federal   and   state  surplus 
property.      The   Land    Bank   works   with    local   officials  to  determine  eligibility  of 
individual    projects.      Applications   for   both    small    and    large   industrial, 
residential,    and   mixed-use  developments  are  considered,    especially  mixed-use 
rehabilitation    projects    located    in   city   and   town   centers,    and   those   involving 
historic   buildings.       Interest  and    involvement  of   local   officials   are  essential. 
Financial   feasibility,    public  benefit  and   the  encouragement  of  private  invest- 
ment are  also   important.      The   Land    Bank   uses   Massachusetts   General    Obligation 
bonds  thus  minimizing   interest  cost  for  municipalities.      Project  financing   is 
arranged   through   a   municipality  or  a   nonprofit  group.      Of  particular   interest 
are  the    Land    Bank's  two   housing   programs: 

1.  Tax    Delinquent   Housing    Program:      This   program   makes    low   interest 
permanent  financing   available  to   individuals   and   community  groups   for 
the   rehabilitation   of  eligible   properties.      The   primary   goal    is  to   promote 
changes   in   the  abatement  and   foreclosure   procedures   that  currently 
inhibit  the   reuse  of  existing    buildings.      A   second   goal    is  the  creation  of 
affordable   housing   units   and   a  third    is   to   involve  financial    institutions    in 
developing    housing   otherwise   unfamiliar  to  them. 

2.  Cooperatives    Housing:      The   Land    Bank   is   participating    in   the  financing 
of  several    low-   and   moderate-income  cooperatives.      Coop   residents  are 
stockholders    in   a   housing   corporation.      The  cooperative  owns   the   land 
and   building   and    is    responsible  for   paying   the   mortgage  and   taxes   as 
well    as  other  expenses,    such   as   hiring   a   management  company  to  oversee 
property  management  and   maintenance.      With   a   small   down   payment  a 
family   can    purchase  corporation    shares   that  entitle  them   to  occupy  a   unit 
and   vote   in   the  governance  of  the  corporation.      The  family   is   a   homeowner 
with   all   the  advantages  of  ownership.      For   low-   and   moderate-income 
families   the   limited   coop   method,    which   can    involve  a   gradual   assumption 

of  ownership,    may   be  the  only   way   their  monthly   rent  check  will   gain 
them   some  equity.      For   information:      Massachusetts    Land    Bank,    Six 
Beacon   Street,    Boston,    MA   02108   (617)    727-8257. 

Housing   for  the   Elderly  and    Handicapped    (Section   202):      This   program   authorizes 
federal    loans   at   below   market   interest   rates   for  distribution   to   nonprofit 
organizations   and    limited   dividend   developers   to  construct,    rehabilitate  or 
alter   rental    housing   for  elderly   and   handicapped   people.      This    low-rent 
housing    is   for   individuals   who  meet  certain   eligibility   criteria,    which   include 
an    income   level    too   high   to  qualify   for   public   housing   but  too   low  to  afford 
adequate   private   housing.      For  those  for  whom    rent   levels   may   still    be  too 
high.    Section   8  certificates   are  available.      This   program   will    be  drastically 
phased   down    in   the   President's   budget   proposal. 
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OPERATING   SUBSIDIES   AND   TAX    CREDITS 

Section   8   Program   (existing):      This   program   aids    low-   and   very   low-income 
families   to  obtain   decent,    safe  and   sanitary   housing    in   private 
accommodations . 

HUD   makes   up   the  difference   between   what  a    low-   and   a   very   low-income 
household   can   afford   and   the  fair  market   rent  for  an   adequate  housing   unit. 
Eligible  tenants   must  pay  the   highest  of  either  30   percent  of  adjusted   income, 
10   percent  of  gross   income  or  the   portion   of  welfare  assistance  designated   to 
meet  housing   costs.      Housing   thus   subsidized   must  meet  certain    HUD   standards 
and   the   rents   for  the   units   must  fall   within   the   range  of  fair  market   rents  as 
determined   by   HUD.      (See  Section   8   income  eligibility  and  fair  market  rents 
in   Appendix .  ) 

Project  sponsors   may   be   private  owners,    profit  motivated   and   nonprofit  or 
cooperative  organizations,    local    housing   authorities   and   state   housing   finance 
agencies    (MHFA).      Very    low-income  families   whose   incomes   do   not  exceed 
50   percent  of  the  median    income  of  the  area   are  eligible  to  occupy  the  assisted 
units.      No  more  than   five  percent  of  the  available  units  may   be   rented   to 
lower-income  families   whose   incomes  are  between   50  percent  and   80   percent  of 
the  median.      For   information:      contact   Boston    Housing   Authority,    451-1250. 

Housing    Vouchers:      Vouchers   also  aid   very   low-income  families   to  obtain 
decent   housing.      Established    in    1983  as   a   demonstration   project,    these 
vouchers,    like  Section   8,    are  applicable  for  the   rental   of  existing   housing. 
Vouchers   differ  from   Section   8   in   that  families   may   rent   units   beyond   the  fair 
market   rent  making    up  the  difference  out  of  their  very   low   income   between 
that  the   housing    rents  for,    and   the  voucher  subsidy.      (See  Section   8   income 
eligibility   in   Appendix.) 

Vouchers   also  only  carry   a  five   year  funding   commitment   (Section   8  existing 
provides   a   15  to  20  year  commitment).      Very   low-income  families   whose   income 
does   not  exceed   50   percent  of  median   for  the  area   are  eligible  and    preference 
will    be  given   to  those  families  occupying   substandard   housing,    or  voluntarily 
displaced  or  are   paying   more  than    half  of  their   income  for   rent.      For   informa- 
tion:     contact   (617)    Boston    Housing   Authority,    451-1250. 

Tax   Credits   Supporting    Rental    Affordability :      Despite   recent  changes    in   the 
tax    laws,    there   remains   some  opportunity   to   apply   tax   credits   to  developments 
producing    rental    housing    in    historical    buildings  or   in    providing    low-income 
rental    units   through    new   construction,    rehabilitation,    or   acquisition. 

1.        Historical    Tax   Credits:      The  Tax    Reform   Act  of  1986  maintains   a   20%  tax 
credit  for  the   rehabilitation   of  certified    historic   structures.      Buildings 
must   be  depreciable   in   that  the   structure   is   used    in   trade  or  business  or 
held   for  the   production   of   income,    such   as   commercial   or   rental 
residential    property.      Historical    rehabilitations   that  are   undertaken 
through   SENHI    may   qualify  for  the   20%  credit   if  the  project   remains 
rental.      Alternatively,    developers   of  a   historic   structure  may  pass  on 
the  tax   credits   to  the  owners   of  condominiums   in   a   development  as   long 
as   the  owners   do   not  occupy   the   units. 
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2.         Low-Income  Tax    Credits:      The  Tax    Reform   Act  of   1986  also  created   a   tax 
credit   in   order  to   stimulate  the  production   and   preservation   of   low-income 
rental    housing.      The    Executive  Office  of  Communities   and    Development 
has   been   assigned   by   Governor   Dukakis   as  the  overseeing   agency  for 
the  distribution  of  the  state  of  Massachusetts  allocated   amount  of 
Low-Income  Tax   Credits. 

The  tax   credit  is   available  to  developers  of  housing  which   set  aside  a 
minimum  of  either  20%  of  all   the   units   for  families  earning   50%  of  the 
median    income  or   set  aside  40%  of  the   units   for  families   earning   60%  of 
the  area  median.      Credits   can   be  set  aside  but  are  not  awarded   until   the 
time  the  units  are  placed   in   service.      Also,    the  actual   credits,    which   are 
available  in   1987,    1988,    and   1989,    may  vary  somewhat  each   year.      The 
credits  for   1987   have  been   set  at  9%  for   projects   using   conventional 
financing   and   at  4%  for   projects   using   tax-exempt  financing. 

The  tax  credit   is  calculated   by  taking   either  4%  or  9%  of  the  cost  of 
construction  or   rehabilitation  of  the  qualifying   low-income  units.      The 
cost  of  the  land   is   not  applicable  towards   production   costs.      This  credit 
is  awarded   annually  for  ten   years   providing   as   much   as   40%  or  90%  of 
the  cost  of  producing   the   low-income  units.      The   low-income   rental   units 
must  remain   as   such   and   must  be   rented   to  qualifying  families  at  rates 
not  exceeding   30%  of  the   relevant   income   limit  for  a   period   of  fifteen 
years.      Tenants'    incomes   will    be  monitored   and   as   incomes    rise  to   140%  of 
the  original    qualifying    income   level,    owners  of  the   project  are   required 
to  make  available,    the   next  market   rate   unit  as   a   low-income   rental. 
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EQUITY    RESOURCES   AND    GRANTS 

Chapter  667   Elderly  and    Handicapped    Housing    Program:      The    Executive  Office 
of  Communities   and    Development   (EOCD)   provides   grants   to   Local    Housing 
Authorities  to  develop   housing   for  the  elderly  and   physically  handicapped  of 
any  age  through   new  construction  or  adaptive   reuse  of  non-residential    buildings 
and,    in   special   cases,    through   the   purchase  of  condominiums.      EOCD  will    give 
priority  to  proposals   which   include  congregate  apartments  to  the  extent 
indicated    by   local    need.      These   units   have  special    support  services   funded 
through   the  Massachusetts   Department  of   Elderly  Affairs.      The  program  allows 
for  the   provision  of  commercial    space  where  commercial    uses   were  previously 
in   existence.      All    housing   and   commercial    space  must  be  owned   and   operated 
by   the   Local    Housing   Authority.      Current   budget  costs   for  a  one-bedroom 
unit  are  $50,000  per  unit;    for  a   congregate   bedroom,    $37,500   per   bedroom. 
For   information:      EOCD   Bureau   of   Housing    Development,    Dorothy  Altman 
(617)   727-5884. 

Chapter  689   -   Housing   for   People  with   Special   Needs:      Chapter  689  provides 
grants   to    Local    Housing   Authorities  for  the  development  of  housing   for   people 
with   special    needs.      The  program   is  jointly  administered   by   EOCD  and   the 
Executive  Office  of   Human   Services   (EOHS).      EOCD   provides   funds  for  the 
development  and   major  maintenance  of  housing   for  which    EOHS   provides   a 
long-term   commitment  to  fund   supportive   services  through    its  operating 
agencies.      At  the   local    level,    each    LHA   must  affiliate  with   a   state  human 
service  agency  or   its   designated   nonprofit  service   provider.      The   sponsor 
must  assist  the   LHA   with    site   selection   and   design   during   the  development 
stage  and    is   responsible  for   resident  services   and   day-to-day  operation  once 
the   housing    is  occupied.      The   program   provides   a   variety  of  housing   options: 
shared    housing   and   apartments   and    individual   apartments,      special   emphasis 
is  given   to  meet  the   housing   needs  of  the  chronically  mentally   ill   and   at-risk 
populations   such   as   homeless   families,    adolescents   and   battered   women.      For 
information:      EOCD    Bureau   of   Housing    Development,    Bob    Nason    (617)   727-5884. 

Rental    Housing    Development   Grants    (HODAG):      This   program   awards   funds   to 
local   governments   for   rental    housing   in   areas  of  acute   shortage.      It   limits 
assistance  to  fifty   percent  of  the  cost  of   rehabilitation   or   new  construction    - 
thus   each   project  must   have  other  financial    resources.      Twenty   percent  of  the 
units   must   be  for  people  with    incomes  of  no  more  than   eighty   percent  of  the 
area's  median    income.      Only  one   HODAG   was   awarded   to  Massachusetts   in   the 
first   round   of  funding   and   there   is    limited   funding  of  this   program   in   the 
budget. 

Community   Development   Action   Grant   (CDAG):      Administered   by    EOCD's 
Municipal    Division,    this   program   funds   public   projects   which   will    leverage 
private   investment,    particularly    in   economically-distressed   areas  of  the   state. 
A   wide   range  of  activities   are  eligible  for  assistance   including:      acquisition   of 
property   within   distressed   areas;    infrastructure   needs;    and   construction, 
rehabilitation   or   improvement  of  publicly-owned  or  managed   property   (extending 
a   water  main   to  a   developer  of  a   commercial   or   housing   project  on    raw   land, 
for  example).      For   information:      EOCD   Municipal    Division,    Dave   Drosnick 
(617)   727-3197. 
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Urban    Development  Action   Grants   (UDAG):      The  grants   were  created    in    1977 
to  give   local   governments   (cities)  opportunities  to  stimulate  development  by 
revitalizing   the  community's   economic   base,    to   provide   new   permanent  jobs, 
particularly  for   low-   and  moderate-income  people,    and   to   reclaim  deteriorated 
or  aging   neighborhoods.      Grant  funds  must  be   used   to   leverage  private 
investment   in   a   project  to  encourage   partnerships   between   government  and 
private   industry.      To  be  eligible,    applicants  must  be   "distressed".      Types  of 
projects   funded   are:      downtown   projects   in   central    business  districts, 
industrial    areas  or  neighborhood    projects.      UDAGs   have  also   been   used   to 
support  both   high-   and   low-income   housing,    Copley   Place  was  the  beneficiary 
of  such   a    UDAG,    as   was   the   Brightwood    Development  Corp.    for  comprehensive 
revitalization   of  Springfield's    North    End.      Boston    Redevelopment  Authority, 
722-4300. 


PLN1/A/060987/39  52 


Appendix 


S^e          1 

<i;SS^:>jdr\(^  i 

INCOME 

LIMITS    FOR 

LOW 

-   AND 

S^ee-t   ^^' 

MODERATE-INCOME 

FAMILIES 

<^.  ^oan 

Affordability  Analysis 

1987 

a 

Moderate 

Low       ' 

Family 

Percent 

of  Mec 

lian   Income 

Income 

Income^ 

Size 

110% 

100% 

80% 

50^        ^ 

1 

28,800 

26,180 

20,950 

\^mi 

2 

32,910 

29,920 

23,900 

'w)fl^ 

3 

37,025 

33,660 

26,900 

\w\  \ 

4 

41,140 

37,400 

29,900 

^MV  \ 

5 

43,710 

39,740 

31,750 

Itw'Ka 

6 

46,285 

42,075 

33,650 

™^lr 

7 

48,855 

44,415 

35,500 

M(\Wni 

8 

51,425 

46,750 

37,400 

2a;373^ 

Maximum  Annual  Housing  Expense  (28%  of  Gross   Income) 


Moderate 

Low 

Family 

Percent  of  Median   Income 

Income 

Income 

Size 

110% 

100% 

80% 

50% 

1 

8,064 

7,330 

5,866 

\X^ 

2 

9,215 

8,378 

6,692 

XK^TV 

3 

10,367 

9,425 

7,532 

Vv'x 

4 

11,519 

10,472 

8,372 

Sfisd^ 

5 

12,239 

11,127 

8,890 

ij5b4 

6 

12,960 

11,781 

9,422 

S|86l 

7 

13,679 

12,436 

9,940 

i^  \ 

8 

14,399 

13,090 

10,472 

i,549 

Maximum  Monthly   Housing   Expense  (28%  of  Gross  Monthly   Income) 


Moderate 

Low 

Family 

Percent  of 

Median 

Income 

Income 

Income 

Size 

110% 

100% 

80% 

50% 

1 

672 

611 

489 

i 

tK 

2 

768 

698 

558 

. 

'  n 

3 

864 

785 

628 

', 

'  B 

4 

960 

873 

698 

I 

:  1 

5 

1,020 

927 

741 

1 

>1 

6 

1,080 

982 

785 

' 

ffl 

7 

1,140 

1,036 

828 

I 

T 

8 

1,200 

1,091 

873 

flS 

^052687/39 


JJECT:   1987  INCOME  LIMITS.  LOW  AND  MODERATE-INCOME  HOUSEHOLDS   FILE  REF.  NO. 

We  have  received  notification  from  HUD  that  eligibility  income 
limits  for  low  and  moderate-income  households  have  been  updated. 
The  following  limits  are  based  on  a  Boston  area  median  income  of 
$37,400.   Effective  date:   February  6,  1987. 

•Persons         12       3       4       5       6       7       8 
(80%)  Income  20,950  23,900  26,900  29,900  31,750  33,650  35,500  37,400 
(50%)  Income   14,400   16,450   18,500  20,550  22,200  23,850  25,500  27,150 

MR/bah 


*^7^ 


Maximum  Allowable  Rents   for   Chapter   707   -   Sample  Sheet 

#  of  SRO  0  12  3  4 

Bedrooms 

MAR  342  455  537  629  769  855  Boston 


Maximum   Allowable   Rents    (MARs)  for  Chapter  707  are  calculated   individually 
for  each   community.      For  further   information,    contact   EOCD,    Ann   Anderson, 
Coordinator  of  Chapter  707  program,    (617)   727-7132. 


1987  Section   8   Fair  Market   Rents 
for   Existing   Housing 

1987  1987  1987  1987  1987 

OBR  1BR  2BR  3BR  4BR 


Boston  495  600  706  885  990 
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Glossary  of  Terms 


ACC 


AFDC 


ATCF 


AEL 


Amortization 


A.O. 


Annual   Contribution   Contract.      The   legal   document 
in   which   HUD   agrees   to  make  payments  to  a 
public   housing   authority   in   support  of  its 
operation   and   the   PHA   agrees  to  abide  by 
certain    regulations  of   HUD. 

Aid   to   Families   with    Dependent  Children.      A 
form  of  public  assistance  available  to  families 
with   dependent  minors  and   an   inadequate   level 
of  income.      Not  to  be  confused   with   ABCD, 
Action   for   Boston   Community   Development. 

After-tax    Cash    Flow.      A   measure  of   income  from 
operations.      Specifically,    it  is  defined   as   net 
operating   income   less  debt  service   less   income 
taxes  for  any  year  of  operation. 

Allowable   Expense   Level.      The   level  of  spending 
which   the   Performing    Funding   System   formula 
allows  a   public  housing   authority  each   year 
outside  of  utility  expenses. 

The   process  of  paying   back  the   loan   principal 
(the   loan   amount  not  including   interest)   in 
installments  over  an   agreed-upon   time   period. 

Area   Office/Insuring   Office.      For   program 
administration   purposes,    the   Department  of   HUD 
has   10   regional   offices   and   numerous   Area   and 
Insuring   Offices    (usually  one   per   state).      The 
Area   Office   provides    information   and   technical 
assistance  to  the   public   housing   authority   and 
monitors   and   signs  off  on   many  of  the   PHA 
activities. 


AP 


Accounts  Payable.  Money  owed  b^  an  entity 
for  goods,  property  for  services  which  were 
purchased   and    have  been    received. 


Applicant 


A  household  that  has  applied  to  a  PHA  and  has 
been  accepted  as  eligible,  but  has  not  received 
a   unit. 


AR 


Accounts    Receivable.      Money  owed   to  an   entity 
for  facilities  or   services   which    it   provided 
during   the  current  or   previous   accounting 
periods. 


Audit 


Examination  of  a  financial  statement  to  make 
sure  it  correctly  follows  accepted  accounting 
principles . 
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BTCF 


BR 


BRA 

Capital   Assets 

Capital    Budget 

Capital    Expenditure 
Capitalization    Rate 


Cash    Flow 


Cash-on-Cash    Return 


ceo 

CDBG 


Before-tax  Cash  Flow.  A  measure  of  annual 
income  from  operation  equal  to  net  operating 
income   less   debt   service. 

Bedroom.      Often   used   to  describe  an   apartment 
in   terms  of  its   number  of  Bedrooms,    as   in 
"2BR"   or   "4BR". 

Boston    Redevelopment  Authority. 

Items  of  long-term  value   (that   is,    won't  get 
used   up   in   a   short  time)  owned   by  an   individual 
or  a  corporation:      typically  accounted  for   in   a 
capital   budget. 

or  (Capital    Expenditure  Budget).      A   budget 
which   reflects   changes   in   capital   assets  and 
capital   expenditures  anticipated  over  the  long 
term   (see  also  operating   budget). 

Money  spent  over  the   long   term  to  add   to  or 
improve  existing   capital   assets;    accounted  for   in 
a  capital   budget. 

The   rate  of  return  that  expresses  the   relationship 
between  one  year's   income  and   its  corresponding 
capital    value.      This   is  often   derived   from  the 
marketplace  by  determining   the   relationship 
between   the  net  operating   income  and   the   sales 
prices  of  other  comparable,    recently   sold 
properties. 

Where  cash   has  gone  during   the   last  recording 
period;    the  difference   between   cash   receipts 
and   cash   disbursements. 

A   measure  of  a   project's   financial    performance 
which    indicates   a   developer's    return   on    invested 
equity.      The  first  stabilized   year's   net  operating 
income,    less  the   annual    cost  of  financing, 
divided    by   initial   cash    investment. 

Community    Based   Organization. 

Community    Development   Block   Grant   Program. 
Along   with   creating   the  Section   8   Housing 
Assistance   Payments    Program,    the   1974   Housing 
and    Community    Development  Act  created   the 
Community    Development   Block  Grant   Program, 
this   program   allocates   funds   to   localities   that 
are   not  earmarked   for   specific   programs,    but 
rather   left  to   the  discretion  of  local   officials. 
The  most  common    CDBG   housing   program   is   a 
Home  Owners    Rehabilitation    Program   which 
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CDC 
Certificates 


CFA 

Cinapter  200 
Chapter  667 
Chapter  705 
Chapter  707 

CIAP 


Construction    Loan 


provides    loans,    grants  or  tax   abatements   to 
stimulate  private   renovation.      Some  PHAs   receive 
grants   from  the   CDBG   program  of  their   local 
community,    usually  for  certain   rehabilitation 
tasks  or  for  a   social   services   program. 

Community   Development  Corporation. 

The  paper  which  confirms  for  an  applicant  to 
the  Section   8   Existing   Program  that  he  or  she 
will   actually   receive  assistance  if  they  find   a 
unit  that   rents   for  the   FMR   or   less   and   meets 
HQS   and   size  standards   for   his  or  her  family. 
PHAs   have  funding   for  a   specific   number  of 
certificates   in   each   bedroom   size  category.      If 
an   applicant  has   held   a  certificate  for  60  days 
(and   possibly  a  30  day  extension)   without 
locating   a   unit,    the  certificate   is  withdrawn   and 
given  to  another  applicant. 

Contract  for   Financial   Assistance.      The   legal 
document  in   which    EOCD   agrees  to  make  payments 
to  an    LHA   in   support  of  its  operations  and   the 
LHA   agrees  to  abide  by  certain   regulations  of 
EOCD. 

A  Massachusetts  public  housing   program  for 
families   known   as   Veteran's   Housing. 

A   Massachusetts   public   housing   program    known 
as    Housing  for  the   Elderly. 

A   Massachusetts   public   housing   program    known 
as    Housing   for   Large    Families. 

A   Massachusetts   public   housing   program    known 
as    Leased    Housing.      Under  this   program   the 
LHA    leases   units   from   private  owners   and 
sublets  them  to  eligible  residents. 

Capital    Improvement  Assistance   Program   - 
otherwise    known   as   Modernization. 
Administered   by   HUD   to   local    Housing 
Authorities   to  use  capital    improvements   repairs, 
management   improvements   and   planning   costs   to 
federal    public   housing. 

An    interim   loan    used   to  finance  the  construction 
of  buildings   and   other   improvements  on   a   site, 
typically,    only   interest   is   paid   or  accrued 
during   the  construction   period.      The  construction 
loan    is   usually   paid   off  with   the  proceeds  of  a 
permanent  mortgage. 
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Debt  Coverage   Ratio 


Debt  Service 


Defensible  Space 


Depreciation   Allowance 


The  ratio  of  net  operating   income  to  debt 
service.      Traditionally,    it  is   used  as  a  measure 
of  financial   risk  by  lenders.      Typical   values  of 
well-run   investments  vary  between   1.2  and   1.5. 

The  periodic  payment  of  interest  only  (in 
"interest-only"   loans)   or   interest  and   principal 
reduction   (in   level-payment  amortization   loans). 
This   is  also  commonly  referred  to  as  the  mortgage 
payment. 

A  concept  originated   by  Oscar   Newman   in   his 
book  of  the  same  title.      It   refers  to  the  use  of 
architectural   elements   (steps,    hedges,    paving, 
fences,    lighting,    change  in   level,    etc.)  to 
define  private,    semi-private  and   public  spaces 
within   a  housing   site  so  that  residents  and 
visitors  alike  can  tell   who  is   responsible  for 
what  spaces  and  where  they  are  welcome.      In 
this  way,    the  spaces  can   be  "defended"   by  the 
people  who  are   responsible  for  them   rather  than 
being   left  as   "everybody's"   responsibility  and 
therefore  nobody's   responsibility. 

An  accounting  concept  that  permits  the  reduction 
of  taxable   income   in   determining   tax   liability. 
Developers  are  permitted  to  subtract  a   portion 
of  the  value  of  a   property  from  their  taxable 
income  each  year  for  a  specified   number  of 
years.      Since  depreciation   allowance  is   not  a 
cash  expense  and   since  the  actual   depreciation 
(loss   in   value)  of  the  property   bears   no 
relationship  to  the  depreciation  allowance  for 
tax   purposes,    this  amount  forms  the  basis  of 
tax   shelter  for  real   estate. 


Depreciable   Basis 


The  portion  of  the   real   estate   investment  against 
which   the   investor  may  take  either  straight-line 
or  accelerated   depreciation.      It  is  most  commonly 
the  purchase  price  of  an   income-producing 
property,    less  the  value  of  the   land,    plus   the 
cost  of  any   subsequent  improvements   since 
purchase,    less   previously  taken   depreciation 
deductions. 


Effective   Gross    Income 


EOCD 


The  amount  of  income  available  to   pay  expenses 
after  vacancy   losses   have  been   deducted. 

Executive  Office  of  Communities   and   Development. 
The  financier  and   overseer  of  all   Massachusetts 
public   housing   programs. 
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Development  Budget 


DLI 


Equity 


Fidelity   Bond 


Financial    Leverage 


FY 


FMR 


FMR    Exceptions 


A   budget  which   reflects   all   of  the  costs  of 
developing   a   project   (e.g.,    labor,    equipment, 
materials,    fees  for  contractors  and   architects, 
construction   loan   interest). 

Department  of  Labor  and   Industries.      The  state 
agency  which   is   required   by   law  to  establish 
wage   rates  for  blue  collar  workers  at  PHA. 

An   investor's  cash   investment  in   real   property. 
It  does  not  include  the  financing  contributed  to 
the  project  by  a  lender,    i.e.,    debt.      Equity 
can   grow  as  the  value  of  the  property   increases, 
and   the  mortgage  principal   is  gradually   reduced 
by  mortgage  payments. 

An   insurance  contract  protecting  against  losses 
resulting  from  employee  dishonesty. 

The  increase  in  the  rate  of  return  to  the  equity 
investor  due  to  borrowing  funds.      Favorable 
financial   leverage  exists  when  the  rate  of 
return   on   the   investment  is  greater  than   the 
cost  of  borrowing  funds.      Unfavorable  financial 
leverage  exists  when   the  cost  of  borrowing   is 
greater  than  the  rate  of  return  on  the  investment. 

Fiscal   Year.      The  twelve  month   period  at  the 
end  of  which  an  entity  closes   its  books  and 
makes  an  annual   report  of  financial  operations. 

Fair  Market   Rent.      Maximum   rental    levels  are 
established  for  different  types  of  housing   units 
in   different  housing   market  areas   by   HUD. 
Rent   (plus   utilities)   may   not  exceed   the   FMR 
for  the  Section   8  program   in   each   community. 
Separate   FMRs   are  set  for  each   size  unit   (one 
bedroom,    two  bedroom,   etc.)   and  according  to 
whether  there   is  an   elevator  or  not. 

Two  procedures  exist  for   increasing   allowable 
FMRs:      (a)    Fair  Market   Rents   may   be  exceed 
by   units  which,    by  virtue  of  special   features, 
amenities,    and   location,    are  deemed  to  warrant 
the  additional    rent  that  is   required.      The   PHA 
may   approve  this   increase  for  up  to  20%  of  the 
units  authorized   by  their  ACC.      The   HUD  field 
Office  may  authorize  a   PHA   to  approve  more 
than   20%  of  its   units  at  higher   rents,      (b)   A 
PHA   may   request  Area  Office  approval   for 
maximum  gross   rents   for  all   units  of  a  given 
size  or  type   (elevator,    non-elevator)   which   are 
up   to  20%  greater  than   the  applicable   FMRs. 
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General   Partnership 


Grievance 


HQS 


such   requests   must  be  supported   by  the   PHA's 
statement  describing   and   documenting   the 
special   circumstances  warranting   higher   rents. 

A  joint  ownership  form  characterized   by   personal 
income  tax   rates  and   unlimited   liability. 

A  cause  of  distress  which  gives   reason  for 
complaint  or   resistance;   or  a  complaint. 

Housing   Quality  Standards/HUD   Acceptability 
Criteria.      Housing   Quality  Standards   is   a 
general  term  for  the  housing   code  standards 
that  a   locality   (or,    in   this  case,    a   PHA) 
enforces.      The   HUD  Acceptability  Criteria  are 
the  minimum   housing   quality   standards  that  are 
to  be  enforced   under  the  Section   8   inspection 
procedures.      To  modify  the   HUD  Acceptability 
Criteria,    a   PHA  must  obtain  a  waiver  from  the 
Area  Office. 


HUD 


RR 


U.S.    Department  of  Housing  and   Urban   Development. 
The  financier  and  overseer  of  all   federal   public 
housing  programs. 

Internal    Rate  of  Return.      An   investment  analysis 
technique  that  calculates  for  the  rate  that  will 
reduce  future  cash  outflows  from  a   real   estate 
investment  to  equal   the   initial   cash   investment 
(inflows).      This   is   sometimes  called   the  yield  on 
the  investment. 


Joint  Venture 


Leased   Housing 


Limited   Partnership 


A   legal   arrangement  in   which   two  or  more 
parties   undertake  to  share  the  risks  and   rewards 
of  a   venture  on   an   agreed   basis. 

A   program  where  apartments  that  are  privately- 
owned   are   leased   and  made  available  to   low-   and 
moderate-income  households.      In   some  cases   the 
household   leases  the  unit  directly  and   the   PHA 
makes  a   payment  to  the  owner  on   behalf  of  the 
resident.      In   other  cases,    the   PHA   leases  the 
unit  and   sublets   it  to  an   eligible  tenant. 

A   form  of  ownership   in   which   partners  are 
divided   into  two  classes:      the  general   partner 
or  partners   who  actively  manage  the  operations 
of  the  group  and   bear  full    responsibility  for  its 
affairs,    and   the   limited   partners,    whose  exposure 
is   normally   limited   to  the  amounts   for  which 
they   are  obligated   under  the  terms  of  the 
partnership   agreement  and   who  have  no  control 
over  the  affairs  of  the  partnership. 
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LHA 


Low    Income 


MHFA 

MHP 

MAR 

MCAD 

Market   Rate   Income 

MIP 

Moderate    Income 


Mortgage 


NOI 


Local   Housing   Agency/Authority.      EOCD's 
generic  name  for  all   public  agencies  authorized 
to  administer   low   rent  public  housing   programs. 

HUD's  official   designation   for  an   annual   adjusted 
gross  family   income  that  is  equal   to  50%  or   less 
of  the  median   income  of  all   families  of  that  size 
in   the  appropriate  metropolitan   area.      (In   some 
newer  programs,    this  category   is   called   Very 
Low   Income).      For  state  programs   Chapters  667, 
705,    707,    income  eligibility  is  64%  of  the  area 
median   income. 

Massachusetts   Housing    Finance  Agency. 

Massachusetts   Housing   Partnership. 

Maximum   Allowable   Rent.      EOCD's  term   for   Fair 
Market   rent.      Used  for  the  Chapter  707   Rental 
Assistance  program.      These  are  calculated   by 
small   regions. 

Massachusetts   Commission   Against  Discrimination. 
The  state  agency  which   is  charged   with   uncovering 
and   prosecuting   any  acts  of  discrimination. 

HUD's  official   designation   for  an   annual   adjusted 
gross  family   income  that  is  greater  than   80%  of 
the  median   income  of  all   families  of  that  size  in 
the  appropriate  metropolitan   area. 

Management   Incentive   Program.      The  system  of 
performance  measures   by  which    EOCD  determines 
the  budgetary  caps   in   various  categories   for 
each    LHA   each    year. 

HUD's  official   designation   for  family  income  that 
is   greater  than   50%  but   less   than   80%  of  the 
median    income  of  all   families  of  that  size   in   the 
appropriate  metropolitan   area.      (In   some   newer 
programs,    this   category   is   called    Lower    Income). 

A    legal    instrument  under  which    property   is 
pledged   to  secure  the  payment  of  a   debt  or 
obligation,    subject  to   statutory    requirements 
governing   the  procedure  for  foreclosure   in   the 
event  of  a   default. 

Net  Operating    Income.      Gross   property  income, 
less  operating   expenses   and   property  taxes.       It 
does   not   reflect  further  deductions  for  mortgage 
payments,    income  taxes,    depreciation,   or  non- 
operating   expenses. 
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Net   Present   Value 


Note 


NOFA 


NOHAA 


The  amount  that  results  when   the   initial   cash 
expenditure  of  a   real   estate  investment  is 
subtracted  from  the  value  of  future  receipts 
from  the  investment  and   is  discounted  at  an 
acceptable  rate. 

Evidence  of  indebtedness  given   by  a   borrower 
to  a   lender  which   is  customarily  secured   by  a 
mortgage  on   real   estate,    a   letter  of  credit  or 
other  form  or  security. 

Notification  of  Funding   Availability.      The 
invitation   which   HUD   issues  developers  when   it 
has   subsidy  funds  available  to  support  new 
developments. 

Notification  of  Housing   Assistance  Availability. 
The  invitation  that   HUD   issues  to  PHAs  when   it 
has  Section   8   Existing   Housing   Assistance 
Payment  funds  available  to  support  the   issuing 
of  new  certificates. 


Operating   Budget 


PFS 


A   budget  which   shows  an  organization's   planned 
operations  for  the  coming   year   (short  tern)   in 
terms  of  money  coming   into  the  organization 
from   its   activities  or   investments   and   money 
being   paid  out  to  cover  costs;    that  is,    in   terms 
of  revenues   and  expenses   (see  also:      Capital 
Budget). 

Performance   Funding   System.      The  formula  and 
regulation   by  which   the  amount  of  operating 
subsidy   HUD   pays   to  a   PHA   each   year   is 
calculated . 


Percentage   Leases 


Leasing  arrangements  that  allow  for  a  varying 
rent  schedule  according  to  volume  of  sales  or 
income. 


Permanent   Loan 


A   mortgage   loan    intended   to   serve  as   permanent 
financing   for  the  ultimate  owners  of  the   property. 
Sometimes  this   is   called   an   end    loan. 


PHA 

PMSA 
Points 


Public   Housing   Agency   or   LHA.      HUD's   generic 
name  for   all    public   agencies   authorized   to 
administer   low   rent  public   housing    programs. 

Primary  Metropolitan   Statistical   Area. 

Financial    charges   paid    in   connection   with    loan 
commitments  or   loans   usually  expressed   as   a 
percentage  of  the  total   amount  borrowed. 
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Policy 


Procedures 


Potential    Gross    Income 


PUM 


Purchase  Order 


Recertification 


Recipient 


Replacement   Reserve 


Residency    Requirement 


Reversion 


Section   8:      Existing 


The  overall   principles   which   guide  and   control 
an  organization's  day-to-day  procedures. 

The  specific  steps  taken  to  implement  a   policy 
or  carry  out  an   action. 

The  amount  of  rental    income  that  would   result 
from   100%  occupancy. 

Per   Unit  Money.      The  method  of  expressing 
costs  of  a   PHA/LHA   so  that  costs  can   be  compared 
for  agencies  of  varying   size.      The  PUM  for  any 
annual   amount  by  12   (months)   and   by  the 
number  of  units  covered   by  the  budget  item. 

An  authorization   to  spend   money  to  buy  a 
specific   set  of  goods  or  services. 

Reexamination   of  family   income,    composition, 
and   the  extent  of  medical  or  other  unusual 
expenses   incurred   by  the  family   is  made  by  the 
PHA  annually   (except  that  such   reviews  may   be 
made  at   intervals   no   longer  than  two  years   in 
the  case  of  elderly  families). 

A   household   that   (1)   has   been   certified   by  a 
PHA   as   eligible  for  participation    in   the 
Section   8  program;    (2)   has  an   acceptable  unit 
meeting   program   rent   requirements   and   locally 
prescribed    housing   quality   standards;    and    (3) 
has  Section   8  funds   paid   to   its   landlord  to 
assist  with    rent  payments. 

A   separate  fund   maintained   by   a   property 
owner  for  the   specific   purpose  of   replacing 
equipment  as   it  wears  out. 

A   criterion   for  tenant  selection   which   accepts 
only  applicants   already   residing    in   the   local 
community. 

The   price  or  value  of  income-producing    real 
estate  at   some   point   in   the  future  when    its   sale 
can    be  expected. 

A   federal    public   housing   program   where  the 
PHA    provides   payments   to   private  owners  on 
behalf  of  eligible   residents   who   have   leased 
those   units. 


Section   8:      Moderate 
Rehabilitation 


A   federal    public   housing   program   where   PHAs 
guarantee   to   lease   units   from   private  owners 
once  they  are   rehabilitated   and   then   sublet 
them  to  eligible   residents. 
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Selling   Expenses 


SMSA 


Soft  Costs 


Specs 


SRO 


Tax  Shelter 


Utility   Allowance 


The  transaction   costs  associated  with   the 
conveyance  of  interests   in   real   property. 

Standard   Metropolitan   Statistical   Area.      The 
Census   Bureau   definition  of  the  suburbs  that 
should   be  included   in  a  central   city's 
metropolitan   area. 

Development  costs  other  than   those  devoted  to 
land   and  actual   construction,    such   as   interest 
on   borrowed  funds,    architectural   and  other 
professional   fees,    marketing   costs,    and 
incidental   costs. 

Specifications.      A   detailed,    precise  description 
of  work  to  be  done,    including   itemization  of 
materials   and   methods.      In   property   improvement, 
usually  prepared   by  an  architect  or  engineer  as 
work   requirements  for  the  contractor. 

Single   Room  Occupancy   Housing   Facility.      These 
are   rooming   houses,   or  hotels   serving   somewhat 
permanent  occupants,    and  other  facilities  where 
a   resident  typically   lives   in  one   room  and 
shares   kitchen  and   bath   facilities  with   neighbors. 

The  opportunity  to  protect  current  income  from 
taxation   by  taking  current  deductions  against 
income  that  defer  taxes  and  converting  the 
income  deferred   from  an   item  subject  to  the 
ordinary   income  tax   to  one  qualifying   for 
exclusion   before  taxation.      Tax   shelter  exists 
wherever  the  depreciation   expense  is  greater 
than   the  amortization  of  principal. 

The  amount  allowed  a  household  for  payment  of 
utility  expenses  which   are  not   included   in   the 
contract   rent.      The  allowance,    set  by  the 
public   housing   agency   in   the  Section   8   Existing 
Housing    Program  and   by  the   HUD   Area  Office 
in   the   New   Construction   and   Substantial 
Rehabilitation    Programs,    dependent  on   the   size 
and   the   structural   type  of  the   unit  and    local 
climatic  conditions. 


Unit 


Unit  Mix 


One   living   space  for  a  family  of  one  or  more 
people.      Usually,    an   apartment   is  a   unit. 
Typically   (but   not  always)   a   unit  has  a   private 
bath   and   a    kitchen.      Sometimes  also  called   a 
Housing    Unit  or  a   Dwelling    Unit  or  a   D.U. 

The  distribution  of  development  units  having 
one  bedroom,  two  bedrooms,  three  bedrooms, 
etc. 
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USDA 

Vacancy  Allowance 

Vacancy   Loss 

Work  Order 


United   State   Department  of  Agriculture 

The  amount  that  reduces  potential  gross  income 
based  upon  the  probability  of  the  occurrence  of 
vacancies. 

Portion  of  the  gross   potential   income  which   is 
uncollectable  because  some  units  are  not   rented 
ail   the  time. 

An   authorization  to  perform  a   particular  activity, 
usually   in    housing   management   referring   to  a 
maintenance  or   repair  activity. 
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EOCD  PHONE  DIRECTORY  -  LISTING  BY  PROGRAM 

Program  Contact 

A-95  Intergovertuneiital  Review  (DMD)  Beverly  Boyle 

Affirmative  Action  Officer  Leroy  Walker 

Arson  Prevention  (DNEO)  Laura  Younger 

Capacity  Building  (DMD)  Tom  Gleason 

Circuit  Rider  (DMD)  Ann  Whittaker 

Commonwealth  Service  Corps  (DNEO)  Melinda  Lusk 

CARD  (Commercial  Area  Revitalization  Di8tr.)(DMD)  John  Young 

CDAG  (Community  Development  Action  Grant)  (DMD)  David  Drosnick 

CEED  (Community  Enterprise  Economic  Development) 
(DNEO) 

Core-Focus  (DMD/Housing) 

CSBG  -  Community  Services  Block  Grant  (DNEO) 

Designer  Selection  (Housing) 

EDSA  -  Economic  Development  Set  Aside  (DMD) 

Elderly  Housing  (Housing) 

Energy  Conservation  (Weatherizatlon)  (DNEO) 

Executive  Order  215  (Housing) 

Family  Housing  (Housing) 

Feasibility  Study  Grants  (DMD) 

Fuel  Assistance  (DNEO) 

Handicapped  Housing  (Housing) 

Home  Rule  Charter  Reform-Tech.  Assistance  (DMD) 

Housing  Abandonment  (DNEO) 

Housing  Appeals  Committee  (Chief  Counsel's  Office)  Ed  Kelley 

Housing  Management  (Housing) 

*A11  exchanges  are  727-  (over) 


Phone* 
7-3253 
7-0855 
7-7127 
7-0494 
7-3253 
7-4258 
7-3197 
7-3197 


Annette  Casas 

7-7127 

Tom  Gleason 

7-8690 

Bob  Pyne 

7-7130 

Janice  Sams  Debarros 

7-7004 

Paula  Alberghini 

7-9470 

Karen  Blair 

7-7180 

Dorothy  Altman 

7-5884 

Bill  Concannon 

7-6964 

Carol  Ford 

7-7130 

Suzanne  Barclay 

7-5884 

Murph  Yule 

7-7180 

Marc  Young 

7-3246 

Bob  Nason 

7-5884 

Mark  Morse 

7-3253 

David  Koven 

7-7127 

Ed  Kelley 

7-6192 

Sandra  Henriquez 

7-3240 

EXCUTIVE  OFFICE  OF  COMMUNITIES  AND  DEVELOPMENT 

HOUSING  DIVISION 

KEY  STAFF 


Secretary  Amy  Anthony's  Office:  727-7765 
Administrative  Assistant  Kate  Racer 

Joseph  L.  Flately,  Assistant  Secretary  for  Housing  727-7824 
Director,  Mass.  Housing  Partnership 

Ann  Aldrlch,  Administrative  Assistant  727-7824 

Tom  Gleason,  Director,  Home  Ownership  Opportunity  Program    727-7824 
Carl  White,  Senior  Policy  Analyst,  Home  Ownership  0pp. Pr.    727-7824 

Robert  L.  Pyne,  Deputy  Assistant  Secretary  for 

Housing  Operations  727-7130 

Vacant  Director  of  Housing  Management  727-3240 
Carole  Collins,  Deputy  Director  of  Housing  Management    727-3240 

Deborah  De  Witt,  Director  of  Housing  Finance  727-7134 

Paul  Johnson,  Deputy  Director  of  Housing  Finance  727-7134 

Paul  Kerrigan,  Coordinator  of  Supportive  Services  727-7134 

Ceasar  Zapata,  Director  SHARP  Program  727-7130 

Ann  Anderson,  Coordinator  of  Chapter  707  Program  727-7132 

Mary  Anne  Morrison,  Coordinator  of  Section  8  Program  727-7132 

William  Riley,  Director  MetHAP  Office  727-3256 

Deborah  DeWltt  Director,  Bureau  of  Housing  Finance  727-7134 

Marcia  I.  Lsimb,  Deputy  Assistant  Secretary  for 

Housing  Production  727-7130 

Ronald  Bedford,  Director  of  Housing  Development  727-5884 

Dorothy  Altman,  Coordinator  of  Elderly  Housing  727-5884 

Suzanne  Barclay,  Coordinator  of  Family  Housing  727-5884 

Robert  Nason,  Coordinator  of  Handicapped  Housing  727-5884 

Stephen  Demos,  Chief  Architect  727-5884 

James  Fltzpatrick,  Director  of  Housing  Modernization  727-3250 

Chih-Chien  Wang,  Modernization  Architect  727-4184 

Karl  Stockman,  Mechanical-Electrical  Engineer  727-4184 

Paula  Alberghini,  Director  of  Construction  Services  727-9470 

Vacant   Deputy  Director  of  Construction  Services  727-9470 

Robert  Danilecki,  Construction  Architect  727-9470 

Gail  Monahan,  Director  of  Teller  Program  727-7130 


Housing  Services  (DNEO) 

Incentive  Aid  (DMD) 

Indian  Affairs  (DNEO) 

Land  Use  Regulations/Zoning  (DMD) 

Main  Street  (DMD) 

Mass.  Electrical  Municipal  Consumer  Group  (DMD) 

Mass.  Housing  Partnership 

MetHAP  (Housing) 

Modernization  (Housing) 

Mobile  Home  Commission 

Neighborhood  Housing  Services  (DNEO) 

Public  Housing  Construction  (Housing) 

Refugees  (DNEO) 

Relocation  Assistance  (DMD) 


Linda  Prosnitz  7-7127 

Mark  Morse  7-3253 

John  Peters  •     7-6966 

Don  Schmidt  7-3197 

Kathy  Bartollnl  7-3197 

Ed  Donnelly  7-3253 

Carl  White  7-7824 
John  Gannon  (Acting)    7-3256 

Jim  Fitzpatrlck  7-3250 

Carl  \^lte  7-7765 

Linda  Prosnitz  7-7127 

Paula  Alberghlnl  (Act.)  7-9470 

Alice  Erlckson  7-7004 

Sylvester  Sylvia  7-7180 


Rental  Rehab.  (DMD) 

Rural  Development  (DMD) 

Section  8-Federal  Rental  Assistance  (Housing) 

School  -  Municipal  Program  (DUD) 

Small  Cities  Community  Development  Block 
Grant  (DMD) 

Strategic  Planning  (DMD) 

Special  Projects  (DNEO) 

SHARP  (Housing) 

Supportive  Services  (Housing) 

TELLER  (Housing) 

Urban  Renewal  (DMD) 

Weatherlzation  (Office  of  Energy  Conservation) 
(DNEO) 


Tom  Gleason 

7-8690 

Carolyn  Britt 

7-3253 

Mary  Anne  Morrison 

7-7132 

Dick  McKay 

7-3253 

Tom  Gleason 

7-8690 

Jean  Van  Orman 

7-3197 

Scott  Marcelais 

7-7127 

Marcia  Lamb 

7-7130 

Paul  Kerrigan 

7-713A 

Gail  Monahan 

7-7131 

Arlene  Bro\7n 

7-3253 

Bill  Concannon 
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STATE    LAWS   AND    POLICIES   THAT   AFFECT    HOUSING 

Chapter  774  of  the  Acts  of  1969   -   the  "Anti-Snob  Zoning"    Law:      This  act 
allows  a   public  agency,    i.e.,    a   local   housing  authority,    a   nonprofit  organiza- 
tion or  a   limited-dividend  corporation  that  owns  or  has  optioned   land  and 
proposes   to   build   government-subsidized   housing   for   low-   and   moderate-income 
people,    to  apply   to  a   local   zoning    board   of  appeals   for  a  comprehensive 
building   permit.      When   an   application    is   made,    relevant   boards   and   personnel 
(planning,    zoning,    conservation,    water,    health,    sewer,    policy,    etc.)   are 
notified   by   the  zoning   board  of  appeals   to  make   recommendations   within   thirty 
days  of  the  application.      This  one-stop   permit   process   simplifies   costly  and 
time-consuming    local    permit  procedures  and   gives   a   local    zoning   board   of 
appeals   limited   power  to  override   local   construction/zoning   codes,    which   might 
impede   subsidized   housing. 

Following   the   hearing   and    public  comments,    the  zoning   board  of  appeals  may 
issue  a   comprehensive   permit  for   the   project  or  a   permit  with   conditions   that 
are  acceptable  to  the  developer.      If  the  board  of  appeals  denies  a   permit  or 
issues   a   permit  with   conditions   that  the   developer  considers   unacceptable,    the 
developer  may  appeal   for  a   new  hearing   before  the  Massachusetts   Housing 
Appeals   Committee   (HAC). 

The   local   board  of  appeals   may   refuse  to  consider  a  comprehensive  permit 
application  only   if  the  community  already   has  government  subsidized   low-  and 
moderate-income   housing    in   excess  of  ten   percent  of  its   total    housing   stock, 
or   if  it  has   low-   and   moderate-income   housing   on    sites   comprising  one  and 
one-half  percent  of  its   land  area. 

Executive  Order  215,    March    15,    1982:      Under  this  order   it   is   the  policy  of 
the   state  that  all    state  agencies   dispersing    "development   related"   assistance  to 
withhold   discretionary  funds   from  municipalities  which    have   been   unreasonably 
restrictive  of  new   housing   growth.      Such   withheld   assistance  may   include: 
economic  development  assistance,    open   space  and    recreation   funds,    technical 
assistance  grants,    conservation    land   grants,    grants   for  sewer  collection   and 
water   supply   systems,    funding   for  transportation    improvements,    bicycle   paths 
and  other   public   developments. 

Income   Eligibility    Limits  for   Public   Housing    (Chapter  667,    Chapter  705  and 
Chapter   707:      These   limits   are  64  percent  of  the  median    income  for  an   area 
(see   Appendix).      Rents   paid   by  clients  of  the  above  programs  are   set  at  no 
more   than   25   percent  of  income.      Rent  eligibility   levels   for  the  707   program 
are  calculated    individually   for  each   community   (see   Appendix   sample  sheet). 
The   Chapter   707  client  also   pays   no  more  than   25  percent  of   income  for   rent. 
The  Chapter  707   program   makes   up   the  difference   in    the  eligible   rents   charged 
by   landlords. 

Income    Eligibility    Levels   for  Section   8:      There  are  two   income  eligibility    levels 
for  Section   8:      lower   (80   percent  of  median)   and   very   low   (50  percent  of 
median).      HUD   now    requires,    except   in   cases  of  displacement,    that  persons   in 
the  very   low-income   level    be  the  ones   served.      Section   8   rental   assistance 
payments   are   based   on   a  fair  market   rent   level    set  by   HUD   for  given   areas. 
The  Section   8  certificate   holder  must  find   a   house  within   the   HUD  designated 
fair  marker   rent   level.      The  client  then   pays   30  percent  of   income  for   rent 
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and   HUD,    through   the   local   housing   authority,    makes   up  the  difference.      The 
problem   is   that   in   many  cases   the  fair  market   rents   are  set  too   low   and   the 
client   is   unable  to  find   housing   within   the  price   limits  and   ultimately  after  the 
allotted   sixty   days   has   to   return   the   unused   certificate   (see  Appendix   for 
income  eligibility   levels   and   fair  market   rents). 

Community   Housing    Need    Indicators:      The   EOCD   Housing    Needs   Survey   is  the 
official   document  for  this   information.      All    housing-related   funding   proposals 
to   local   governments   are  measured   against   these  figures.      The  housing   needs 
and   housing   effort   in   your  community  may   be  obtained   by  a   call   to   Bill   Murray, 
EOCD    (617)   727-3237.      These   figures   are   predicated  on   the   basis  of  meeting 
needs  of  the  elderly   in   the  community   where  they   reside.      However,    the  new 
construction    needs  of  families   were  allocated   to  each   city  and   town  on   the 
basis  of  four  criteria:      (1)    local    housing    need,    (2)   number  of  low-   and 
moderate-income  jobs   in  the  municipality  and   contiguous  communities, 
(3)   growth    in   the   number  of   low-   and   moderate-income  jobs,    and    (4)   fiscal 
capacity  of  the  city  or  town.      These  criteria   resulted    in   a   definition   of  need 
that   includes   an   equitable   sharing   of   responsibility  for  providing    low-   and 
moderate-income  family   housing   among   cities  and   towns  of  the  Commonwealth. 
It  is   unlikely  that  your  community   has  envisioned  all   of  these  needs. 
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Dear  Massachusetts  Citizen: 

Through  the  1980's  Massachusetts  will  experience  a  dramatic  increase  in  the  rate  of  household 
formation,  as  the  so-called  "baby  boom"  generation  reaches  the  homebuying  ages.  Without  an 
adequate  housing  supply  to  meet  the  increasing  demand,  shelter  costs  will  continue  to  escalate. 

The  social  and  economic  consequences  of  this  housing  affordability  crisis  are  alarming.  As  housing 
becomes  scarce  and  more  expensive,  the  poor  and  the  elderly  will  face  the  most  severe  deprivation. 
Renters  will  be  forced  to  spend  higher  proportions  of  their  income  on  rent.  First  time  homebuyers  will 
be  excluded  from  the  market.  Access  to  growing  suburban  employment  opportunities  will  be  restricted. 
and  the  Commonwealth's  ability  to  attract  and  retain  industry  will  be  constrained. 

While  general  inilation  and  national  monetary  policy  significantly  influence  housing  costs, 
affordability  is  also  affected  by  local  attitudes  towards  residential  development.  By  excluding  housing 
growth  in  general,  or  a  specific  housing  type  in  particular,  communities  place  an  unreasonable  burden 
on  theipneighbors  and  on  the  Commonwealth  as  a  whole. 

Solutions  to  the  housing  affordability  crisis  require  the  cooperation  of  individuals  from  both  the 
public  and  private  sectors.  State  government  has  a  responsibility  to  play  a  leadership  role  —  specifically, 
the  Commonwealth  must  continue  to  actively  encourage  more  balanced  local  attitudes  towards 
housing  growth. 

Towards  this  end.  Governor  Dukakis  has  directed  all  state  agencies  to  maintain  firm  enforcement  of 
Executive  Order  215.  Consequently,  in  reviewing  local  applications  for  discretionary  state  funds,  it  will 
be  state  policy  to  withhold  funding  from  communities  determined  to  be  unreasonably  restrictive  in 
their  housing  practices. 

The  Executive  Office  of  Communities  and  Development  has  issued  this  brochure  to  explain  how  the 
Executive  Order  will  be  enforced,  and  what  communities  can  do  to  ensure  continued  eligibility  for 
state  assistance. 

Please  be  assured,  my  office  is  prepared  to  offer  whatever  assistance  you  may  require  towards 
meeting  our  mutual  goal  of  more  affordable  housing  opportunities. 


Sincerely, 
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COMMONWEALTH  OF  MASSACHUSETTS 

EXECUTIVE  ORDER  NO.  215 
DISBURSEMENT  OF  STATE  DEVELOPMENT  ASSISTANCE 

Preamble 

The  development  of  affordable  housing  is  critical  to  meeting  the  needs  of  the  Commonwealth's 
population.  In  order  to  accommodate  the  growing  housing  needs  of  our  population,  Massachusetts 
needs  to  add  to  its  housing  supply  over  the  next  decade.  Without  a  supply  of  affordable  housmg, 
Massachusetts  will  find  it  more  difficult  to  attract  and  retain  industry. 

Massachusetts  provides  funding  to  its  cities  and  towns  through  a  variety  of  programs  designed 
to  foster  sound  growth  and  development.  The  distribution  of  discretionary  funds  should,  to  the 
maximum  extent  feasible,  promote  the  balanced  growth  of  the  Commonwealth. 

In  some  cities  and  towns,  local  regulations  and  restrictions  have  the  effect  of  excluding  the 
development  of  affordable  housing.  In  so  doing,  they  have  imposed  development  costs  inequitably 
on  other  communities  and  have  impaired  the  ability  of  our  citizens  to  locate  affordable  housing.  It  is 
appropriate,  therefore,  in  the  review  of  local  applications  for  state  development  assistance  that  the 
city's  or  town's  housing  policies  and  practices  be  taken  into  consideration.  This  shall  be  accomplished 
so  as  not  to  infringe  upon  the  constitutional  right  to  home  rule. 

WHEREAS,  housing  growth,  economic  development,  and  environmental  protection  are 
statewide  needs  which  are  not  mutually  exclusive  and  are  each  vital  to  the  balanced  growth  and 
development  of  the  Commonwealth;  and 

WHEREAS,  an  ample  supply  of  housing,  with  diversity  in  price  and  location,  is  necessary  both 
for  the  well  being  of  our  citizens  and  for  a  strong  state  economy;  and 

WHEREAS,  state  development  assistance  should  be  awarded  to  cities  and  towns  which  are  not 
unreasonably  restrictive  of  housing  growth; 

NOW  THEREFORE.  I,  Edward  J.  King,  Governor  of  the  Commonwealth  of  Massachusetts,  by 
virtue  of  the  authority  vested  in  me  by  the  Constitution  and  by  the  statutes  of  this  Commonwealth, 
do  hereby  order  and  direct  that: 

1.  All  state  agencies  disbursing  development-related  financial  assistance  to  cities  or  towns 
should  consider,  in  making  such  discretionary  awards,  the  applicant  city's  or  town's  housing  policies 
and  practices.  It  should  be  the  general  policy  of  all  state  agencies  not  to  award  discretionary  funds  to 
cities  or  towns  which  have  been  determined  to  be  unreasonably  restrictive  of  new  housing  growth. 
For  the  purposes  of  this  Executive  Order,  "development-related  assistance'  may  include  (but  is  not 
limited  to);  economic  development  assistance:  open  space  and  recreation  funds:  technical  assistance 
grants;  so-called  "urban  systems'  transportation  improvements;  conservation  land  grants:  elderly 
housing;  sewer  collection  system  and  water  system  grants;  parking  facility  funds:  convention  center 
facility  grants;  federal  grant  funds  for  development-related  activities:  and  the  review  of  federal  grant 
applications  for  development  assistance.  For  the  purpose  of  this  Executive  Order,  "development- 
related  assistance'  does  not  include  local  aid  fund  reimbursements  or  distributions. 
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2.  The  Secretary  of  Communities  and  Development  (hereinafter,  the  Secretary)  shall  make  a 
determmation.  based  on  evidence  submitted  to  him,  regarding  whether  a  city  or  town  is  or  is  not 
unreasonably  restrictive  of  housing  growth.  In  making  this  determmation,  the  Secretary  shall  give 
special  consideration  to  the  city's  or  town  s  efforts  to  facilitate  the  development  of  housing  for  low 
and  moderate  income  families.  The  city  or  town  shall  be  notified  in  writing  of  the  determination,  and 
a  negative  determination  shall  be  re-evaluated  upon  a  showing  of  a  significant  effort  toward  policy 
re-direction.  A  listing  of  all  determinations  shall  be  distributed  on  a  regular  basis  to  all  state  agencies 
which  disburse  development-related  assistance. 


3.  Evidence  may  be  submitted  to  the  Secretary  at  any  time  regarding  a  particular  city's  or  town's 
housing  policies  and  practices,  in  accordance  with  procedures  established  by  the  Secretary.  A  copy  of 
such  evidence  shall  be  forwarded  to  the  chief  elected  official  of  the  city,  or  the  board  of  selectmen  ot 
the  town,  and  the  city  or  town  shall  be  provided  an  opportunity  to  respond  to  the  evidence  as 
submitted.  The  Executive  Office  of  Communities  and  Development  shall  solicit  housing  information 
from  time  to  time,  in  order  that  a  state  housing  profile  may  be  compiled. 


4.  The  Secretary  shall  respond  within  14  days  to  requests  from  agencies  regarding  whether  a 
specific  city  or  town  is  or  is  not  unreasonably  restrictive  of  housing  growth.  If  the  timely  award  of 
assistance  is  critical,  the  Secretary  may  waive  this  review  period.  Each  state  agency  which  disburses 
development-related  assistance  to  cities  and  towns  shall  cooperate  with  the  Executive  Office  of 
Communities  and  Development  to  establish  a  mutually  acceptable  procedure  to  review,  based  upon 
the  Secretary's  heretofore  declared  determination  of  an  applicant  city's  or  towns  housing  policies. 
what  course  of  action  should  be  required  on  the  application  for  the  development  related  assistance. 


5  Exceptions  to  the  above  defined  requirements  shall  be  granted  for  awards  that  are  regionally 
significant,  unique,  or  in  the  public  interest  upon  petition  of  the  Cabinet  Secretary  responsible  for  the 
funding  agency  to,  and  with  the  concurrence  of.  the  Commissioner  of  Administration. 


""'  6.  The  Executive  Office  of  Communities  and  Development,  at  the  request  of  the  city  or  town. 
shall  provide  assistance  to  those  cities  and  towns  which  have  been  determined  to  be  unreasonably 
restrictive  of  new  housing  growth  to  develop  a  specific  strategy,  with  clearly  defined  actions,  to 
facilitate  the  development  of  affordable  housing.  Once  a  strategy  has  been  developed,  and  it  has  been 
approved  by  the  Secretary  and  by  the  appropriate  local  boards  and  commissions  responsible  for  its 
implementation,  the  Secretary  shall  make  a  determination  that  the  city  or  town  is  not  unreasonably 
restrictive  of  new  housing  growth,  and  shall  so  notify  all  appropriate  state  funding  agencies. 
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How  will  a  community's 
housing  policies  be  linked 
with  state  development- 
related  grants? 


Executive  Order.  215    directs  all 
state  agencies  which  administer 
development-related  assistance 
programs  to  consider  the 
applicant  community's  housing 
policies  cuid  practices.  It  will  be 
the  policy  of  state  government 
that  no  grant  awards  be  made  to 
communities  which  have  been 
determined  to  be  unreasonably 
restrictive  of  new  housing 
growth.  Such  determinations 
will  be  made  by  the  Secretary  of 
Communities  and  Development. 


Which  state  programs  will  be 
affected? 

In  general,  this  Executive  Order 
applies  to  all  state  development 
assistance  programs.  Specifi- 
cally, the  following  programs 
will  be  affected: 

D   economic  development 
assistance: 

n   open  space  and  recreation 
funds; 

n   technical  assistance  grants: 

D   so-called  "urban  systems" 
transportation  improvements: 

D   conservation  land  grants: 

D   elderly  housing  grants: 

D   sewer  collection  and  water 
system  grants: 

D   parking  facility  funds: 

D   convention  center  grants: 

D   federal  block  grant  funds 
(administered  by  state 
government)  for  development- 
related  activities:  and 

Z   the  state's  review  of  federal 
grant  applications  for 
development  assistance. 


Any  community  which  is 
routinely  excluding  housing 
growth  will  be  denied  future 
grants  under  the  above 
programs.  (It  should  be  noted 
that  the  E.xecutive  Ordef  will 
not  affect  ongoing  state 
investment  programs  for 
transportation  and  wastewater 
facilities.) 

Under  regulations  promul- 
gated by  the  federal  Office  of 
Management  and  Budget  (OMB) 
known  as  'A-95,  "  state 
government  hate  an  opportunity 
to  review  and  comment  on 
virtually  all  applications  for 
federal  assistance.  Where  the 
applicant  community  has  been 
determined  to  be  unreasonably 
restrictive  of  new  housing 
growth,  the  state's  review  will 
indicate  that,  due  to  this  fact, 
state  government  cannot 
support  the  application  for 
federal  funds. 


Does  this  new  policy  conflict 
with  local  "home  rule"? 

State  government  is  not 
attempting  to  dictate  local 
housing  policies.  Those  policies 
dse  appropriately  made  at  the 
local  level.  This  state  policy 
does  not  infringe  on  local 
government  prerogatives  to 
determine  local  zoning  and  sub- 
division regulations,  nor  does  it 
directly  interfere  with  any  local 
action  dealing  with  housing 
Issues. 


However,  state  government 
does  have  a  responsibility,  in 
deciding  how  to  allocate  state 
funds,  to  ensure  that  those 
funds  support  overall  state 
policies.  At  this  time,  the  state 
faces  a  critical  shortage  of 
affordable  housing,  while  hous- 
ing production  levels  continue 
at  an  all  time  low.  The  conse- 
quences of  an  escalating 
housing  shortage  could  be 
disastrous.  If  this  situation  is  to 
be  improved,  then  each 
community  will  have  to 
accommodate  its  "fair  share  "  of 
housing  growth.  When  any  one 
community  decides  to  exclude 
housing  growth,  other 
communities  often  bear  the 
brunt  of  that  decision.  The  state 
cannot  continue  to  "reward" 
exclusionary  communities  with 
state  discretionary  funding. 


With  poptilation  growth 
levelling  off,  do  we  really  need 
that  much  additional  housing? 

It  is  true  that  Massachusetts 
population  growth  is  levelling 
off  —  our  population  grew  by 
slightly  less  than  1  %  between 
1970  and  1980.  But  the  growth 
of  households  continues  at  a 
substantial  rate,  nearly  18% 
over  the  past  decade,  and  about 
16%  is  projected  between  1980 
and  1990.  This  high  level  of 
growth  in  households  is  due  in 
large  part  to  the  children  of  the 
so-called  "baby  boom  "  who  are 
now  adults  and  are  entering  the 
housing  market  in  ever 
increasing  numbers.  In 
addition,  there  is  a  growing 
number  of  smaller  households 
of  single  people,  widowed  or 
divorced  persons,  and  the 
elderly. 

Several  independent  studies 
have  indicated  that  the  housing 
needs  of  the  Massachusetts 
population  will  translate  into 
demand  for  at  least  35.000 
additional  units  of  housing  each 
year  through  the  1980s.  But 
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even  with  this  high  level  of 
demand,  we've  only  been 
constructing  on  the  average  of 
about  20.000  units  per  year 
since  1975.  This  compares  with 
over  60.000  units  per  yeair  m 
the  early  1970's.  We  just  aren't 
producing  new  housing  fast 
enough  to  meet  the  demand.  As 
supply  goes  down  and  demand 
increases,  prices  continue  to 
rise.  The  result  is  that  we  are  all 
hurt  —  homeowners,  renters, 
developers,  building  trades, 
businesses,  young  families,  the 
elderly  —  by  the  growing 
housing  shortage. 

A  number  of  factors  con- 
tribute to  our  shortage  of 
affordable  housing.  Some  of 
these  factors,  such  as  high 
mortgage  interest  rates,  may  be 
beyond  our  control  here  in 
Massachusetts.  But  one  of  the 
major  obstacles  —  e.xclusionary 
loccil  housing  policies  and 
practices  —  is  a  factor  which  we 
can  do  something  about. 


How  will  a  community  be 
determined  to  be  "unreason- 
ably restrictive  of  new 
housing"? 

The  Secretary  of  Communities 
and  Development  will  determine 
that  a  community  Is 
"unreasonably  restrictive  of 
new  housing  growth'  only  after 
all  three  of  the  following 
conditions  have  been  met: 

1.  there  is  clear  and  persuasive 
evidence  presented  indicating 
that  the  community  has 
routinely  excluded  housing 
growth: 

2.  the  community  has  been 
given  an  opportunity  to  respond 
to  that  evidence,  and  it  has  not 
satisfactorily  disputed  the  facts 
as  presented:  and 

3.  the  community  has  not 
developed  a  specific  strategy, 
with  clearly  ideniined  actions, 
to  facilitate  the  development  of 
affordable  housing. 


Therefore,  before  any  such 
determination  is  made,  the 
community  will  be  given  an 
opportunity  to  refute  the  factual 
evidence  submitted,  and  to 
present  its  strategy  for 
responding  to  the  situation  as  it 
exists. 


How  does  someone  present 
evidence  on  a  community 
thought  to  be  "exclusionary"? 

Evidence  regarding  a  specific 
community  can  be  submitted  to 
the  Secretary  of  Communities 
and  Development  by  any  of  the 
following: 

n   a  local  board  or  local  elected 
official  from  that  community: 

□   the  regional  planning 
agency: 

D   ten  or  more  residents  of  the 
community: 

n   a  housing  developer 
aggrieved  by  a  specific  local 
action;  or 

D   the  Massachusetts  Com- 
mission Against  Discrimination. 

In  addition,  the  Executive  Office 
of  Communites  and 
Development  will  be  collecting 
information  on  all  communities 
to  be  used  as  a  basis  for 
compEulson. 
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.^  copy  of  evidence  submit 
ted  will  be  forwarded  to  the 
affected  community,  through  ii 
chief  elected  official,  and  the 
community  will  be  given  an 
opportunity  to  respond. 

Evidence  submitted  must 
clearly  demonstrate  at  least  or 
of  the  following  findings:  (a)  th 
the  recent  rate  of  housing 
construction  in  the  community 
is  substantially  lower  than  the 
rate  of  similar  communities  in 
its  region:  (b)  that  the 
community's  policies  and 
regulations  tend  to  exclude 
affordable  housing:  or  (c)  that 
the  community  has  routinely 
denied  approvals  for  housing 
proposals. 


Will  a  community  be  given  ai 
opportunity  to  respond? 

Before  any  determination  is 
made  that  a  community  has 
unreasonably  e.xcluded  housir 
growth,  the  affected  communi 
will  be  provided  with  two 
opportunities  to  respond. 

First,  the  community  will 
able  to  dispute  the  factual 
evidence  submitted.  For 
example,  incorrect  or  obsolete 
data  may  have  been  submittec 
Or.  unique  local  charactenstic: 
(such  as  a  large  share  of 
publicly-owned  land)  might 
explain  low  housing  growth. 

Secondly,  the  community 
will  be  able  to  formulate  a 
specific  strategy,  with  clearly 
identified  actions,  to  facilitate 
the  development  of  affordable 
housmg.  For  example,  the 
community  might  decide  to 
revise  its  zoning  to  allow 
innovative  housing  options 
(such  as  the  "four-plex  ').  or  tc 
provide  incentives  for  the 
development  of  affordable 
housing.  The  formulation  of 
specific  actions  would  be  total 
a  local  responsibility.  .Any  plai 
must  have  the  net  effect  of 
stimulating  more  housing  and 


less  expensive  housing.  If  the 
strategy  is  found  to  be 
acceptable  by  the  Secretary  and 
it  has  been  approved  by  the 
appropriate  local  boards  and 
commissions  responsible  for  its 
implementation,  then  the 
community  will  be  determined 
to  be  not  unreasonably 
restrictive  of  new  housing 
growth. 

Only  when  a  community  is 
unable  to  respond  effectively  to 
either  of  these  opportunities  will 
a  determination  be  made  that 
the  community  is  unreasonably 
restrictive  of  new  housing 
growth. 


When  a  community  has  been 
determined  to  be 
"exclusionary.  "  what  are  the 
immediate  impacts? 

Once  a  community  has  been 
determined  to  be  "exclusion- 
ary. '  the  Secretary  of  Commu- 
nities and  Development  will 
notify: 

D   the  community,  through  its 
chief  elected  official; 

D   the  Governor: 

D   all  state  agencies  disbursing 
development-related  financial 
assistance;  and 

Q    the  "A-95"  Clearinghouse, 
along  with  the  Federal  Regional 
Council. 

The  notification  will  indicate 
that,  under  normal  circum- 
stances, development-related 
grant  awards  will   not  be  made 
to  the  identified  community, 
pursuant  to  the  Executive 
Order. 

In  addition,  when  any  state 
agency  is  considering  making  a 
grant  award,  it  will  notify  the 
Executive  Office  of  Communi- 
ties and  Development  (EOCD)  at 
least  14  days  prior  to  any  final 
award  decision.  Within  that 
period  of  time   EOCD  will  notify 
the  agency  if  a  determination 


(one  way  or  the  other)  had  been 
previously  made.  If  no  determi- 
nation regarding  a  particular 
community  had  been  made  pre- 
viously, the  Secretary  might 
utilize  that  period  of  time  to 
make  a  determination,  if  there 
were  evidence  warranting  such 
action. 


Will  this  disrupt  ongoing 
grants  amd  the  projects  they 
support? 

The  Executive  Order  does  not 
apply  to  ongoing  grants,  or  to 
existing  project  commitments. 
These  will  not  be  disrupted.  The 
intent  of  the  Executive  Order  is 
to  limit/uture  awards  of  state 
development  grant  funds  to  only 
those  communities  who  are  not 
exclusionary. 


Once  a  community  has  been 
determined  to  be 
"exclusionary,"  how  can  the 
community  get  that 
determination  changed? 

The  determination  will  be 
reviewed  after  six  months.  If  the 
community  has  developed  an 
acceptable  strategy  and  it  has 
demonstrated  its  commitment 
to  implement  that  strategy,  then 
the  determination  will  be 
changed,  and  funding  agencies 
will  be  so  notified. 


Will  exceptions  to  this  policy 
be  granted? 

Exceptions  to  the  Executive 
Order  will  be  granted  only  for 
projects  that  are  regionally  sig- 
nificant and  unique,  and  only 
upon  petition  of  the  Cabinet 
Secretary  with  oversight  of  the 
funding  agency,  and  only  upon 
the  concurrence  of  the  Secretary 
of  .Administration  and  Finance. 


If  a  community  has  developed 
subsidized  housing,  is  that 
sufficient  to  satisfy  the 
Executive  Order? 

The  Governor  issued  the  Execu- 
tive Order  based  on  a  concern 
about  the  overall  shortage  of 
affordable  housing  —  public  and 
private.  Subsidized  housing 
plays  an  especially  imponant 
role  in  meeting  the  needs  of 
elderly  and  low-income  families. 
But.  even  with  our  greatly 
expanded  efforts  to  provide 
subsidized  housing,  the  vast 
majority  of  our  residents  will 
meet  their  housing  needs 
through  the  private  housing 
market.  And  while  our  pro- 
grams to  provide  subsidized 
housing  have  become  increas- 
ingly successful,  private 
housing  production  is  at  an  ail 
time  low  —  and  that  private 
housing  which  is  being  built  is 
beyond  the  reach  of  90%  of  our 
residents. 

As  a  result,  this  new  state 
policy  is  aimed  at  limiting  state 
development  grants  to  only 
those  communities  whose 
policies  promote  an  increase  in 
the  overall  supply  of  housing. 
The  development  of  subsidized 
housing  —  particularly  if  only 
housing  for  the  elderly  —  will 
noc.  in  and  of  itself,  demonstrate 
that  a  community  is  accommo- 
dating Its  fair  share  of  housing 
growth. 


Nevenheless.  in  reviewing 
local  housing  policies  and 
practices,  the  community's 
efforts  to  facilitate  the  devel- 
opment of  housing  for  low- 
income/amtiies  will  be  given 
special  consideration. 

Has  this  new  policy  been 
tested?  Will  it  create  more 
"red  tape  "? 

This  Executive  Order  —  and  the 
policies  it  represents  —  was 
developed  after  a  review  of  a 
two-year  program  which  linked 
state  grants  for  conservation 
lands  to  each  applicant  commu- 
nity's housing  policies  and  prac- 
tices. Of  the  64  communities 
which  applied  for  state  conser- 
vation funds,  six  were  identified 
as  having  accepted  less  than 
their  fair  share  of  growth.  Five 
of  these  communities  signed 
agreements  outlining  specific 
commitments  they  would 
undertake  to  ensure  broadened 
housing  opportunities  —  and 
these  five  communities  received 
state  funding.  Only  the  one 
community  which  refused  to 
make  any  commitments  to 
address  its  housing  needs  was 
denied  funding.  In  all  other 
cases,  the  review  process 
worked  smoothly,  with  a 
minimum  of  '"red  tape." 

For  those  communities  who 
are  already  accepting  their  fair 
share  of  housing  growth,  this 
new  policy  will  not  mean  any 
additional  "red  tape.  "  And.  for 
those  communities  who  have 
been  attempting  to  exclude 
affordable  housing,  this  new 
policy  will  only  force  them  to 
confront  the  problem  which 
they  have  been  fostenng. 


What  are  some  examples  of 
exclusionary  Itjcal  practices? 

"Exclusionary  local  practices." 
is  meant  to  include  any  local 
policy  or  regulation  which, 
intentionally  or  not.  has  the 
effect  of  excluding  the 
development  of  affordable 
housing.  Some  specific 
e.xamples  might  be: 

C   a  moratorium  on  new 
housing: 

G   large  lot  zoning  for  most  of 
the  developable  land  within  the 
community: 

D   subdivision  regulation  which 
dictate  standards  far  in  excess 
of  what  is  in  existence  in  the 
rest  of  the  community,  with 
regard  to  such  items  as  street 
width,  granite  curbing,  or 
sidewalks: 

C    zoning  which  does  not  per- 
mit any  multi-family  housing. 
nor  any  two.  three,  or  four-unit 
housing  (such  as  the 
"quadraplex"): 

D    refusals  to  grant  permits  for 
any  specific  multi-family 
housing  proposals,  where  they 
are  allowed  only  on  special 
permit; 

Z    zoning  which  does  not 
permit  older,  larger  homes  to  be 
subdivided  to  create  "accessory 
apartments ': 


_  refusal  to  endorse  the  .Are 
wide  Housing  Opportunity  PI 

~  local  Board  of  Health  regu 
tion  of  septic  systems  in  exce 
of  Title  V  of  the  State  Enviror 
mental  Code  with  no  clear  ju; 
fication:  or 

C  the  lack  of  any  housing  in 
the  community  for  low-incorr 
families. 

It  should  be  noted  that  ar 
of  the  examples  cited  above 
might  be  an  entirelv  appropn 
response  of  the  community  tc 
legitimate  problem  it  faces.  B 
with  no  clear  evidence  to  the 
contrary,  and  where  the  net 
effect  is  to  exclude  housing 
growth,  such  practices  will  b< 
judged  to  be  exclusionary. 

At  the  same  time,  it  shou 
be  clear  that  no  adverse  judg- 
ment will  be  made  when  a  co 
munity  denies  approvals  to  a 
housing  proposal  which  is 
demonstrably  unreasonable  c 
which  does  not  fulfill  minimu 
criteria  established  by  the  cor 
munity.  The  distinction  will  t 
this:  Is  the  community  tightir 
against  housing,  or  is  it 
planning/or  new  housing 
growth. 
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What  can  a  community  do  now 
to  insure  that  it  will  continue 
to  be  able  to  receive  state 
grants  in  the  future? 

If  a  community  believes  that  it 
Is  accommodating  its  "fair 
share"  of  housing  growth  and 
that  its  local  policies  and  regula- 
tions have  not  tended  to  exclude 
affordable  housing,  then  it  can 
petition  to  be  found  not 
unreasonably  restrictive  of 
housing  growth. 

In  looking  at  your  community 
to  see  if  it  has  been  exclusionary, 
you  might  want  to  consider  the 
following  questions: 

D   Has  the  community  adopted 
any  of  the  exclusionary  policies 
outlined  above?  Do  these 
actions  clearly  tend  to  exclude 
affordable  housing? 

n   Has  there  been  as  much 
housing  growth  in  your  commu- 
nity as  there  has  in  similar  com- 
munities? Has  the  housing  that 
has  been  built  been  as  afford- 
able as  it  might  have  been? 

D   Would  a  young  couple  be 
able  to  find  housing  in  your 
community?  Would  an  elderly 
couple  be  able  to  sell  their  large 
home  and  move  to  more  suit- 
able housing  (such  as  an  apart- 
ment or  condominium)  while 
staying  in  your  community? 

D   What  has  been  the  typical 
local  reaction  to  housing 
proposals?  Do  people  in  town 
usually  react  negatively  to  pro- 
posed housing  developments,  or 
does  the  community  have  a 
plan /or  growth? 

Even  if  previous  actions  of  the 
community  have  tended  to  be 
exclusionary,  the  community 
can  develop  a  strategy  or  pro- 
gram to  accommodate  housing 
growth,  and  on  that  basis  can 
petition  to  be  found  not 
unreasonably  restrictive  of 
housing  growth.  Once  such  a 
strategy  has  been  determined  to 
be  acceptable  by  the  Secretary 
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of  Communities  and  Develop- 
ment, and  it  has  been  approved 
by  the  appropriate  local  boards 
and  commissions  responsible 
for  its  implementation,  then  the 
community  will  be  classified  as 
not  exclusionary. 

The  strategy  should  identify 
specific  actions  which  the  com- 
munity intends  to  undertake 
and  which  are  designed  to  foster 
the  development  of  affordable 
housing.  The  community  can 
specify  whatever  actions  it 
deems  appropriate,  so  long  as 
those  actions  will  stimulate 
additional  housing. 

In  formulating  a  local  strategy 
to  foster  the  development  of 
affordable  housing,  the  com- 
munity should  consider  the 
following  actions: 

C   Establish  a  housing  goal  for 
the  community:  Determine  how 
much  housing  the  community 
can  reasonably  accommodate 
each  year,  and  set  out  to  plan 
for  that  level  of  growth. 

D   Plan  for  a  diversity  of  hous- 
ing types  and  prices:  If  a  com- 
munity only  provides  for  single- 
family  homes  on  large  lots,  then 
housing  opportunities  for  the 
elderly,  young  families,  and 
moderate-income  households 
become  severely  limited.  Con- 
sider various  densities  and 
types  of  housing,  and  see  where 
they  might  fit  into  the 
communitv. 
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Z   Explore  alternatives  which 
allow  more  housing  and  which 
consume  less  land:  There  are 
various  newly  developed 
approaches  by  which  a  com- 
munity could  increase  the 
number  of  housing  units  with- 
out any  adverse  impacts  on  its 
character.  For  example,  some 
communities  now  permit  larger 
older  homes  to  be  subdivided  to 
create  an  "accessor.'  apart- 
ment." Another  approach  is  the 
development  of  two.  three,  or 
four-family  housing,  such  as  the 
"quadraplex"  design  being 
promoted  by  the  Greater  Boston 
Real  Estate  Board.  Cluster 
zoning,  another  alternative. 
allows  a  modest  increase  in 
density  while  preserving  open 
space.  These  and  other  alterna- 
tives deserve  consideration  and. 
where  appropriate,  communities 
should  amend  their  zoning 
accordingly. 

C    Find  ways  to  make  housing 
more  affordable:  Sometimes, 
local  regulations  unnecessarily 
add  to  the  cost  of  housing.  For 
instance,  some  communities 
have  local  subdivision  regula- 
tions which  specify  site  stan- 
dards which  are  far  in  e.xcess  of 
what  exists  in  the  remainder  of 
the  community.  Some  examples 
might  include  excessive  road- 
way width,  granite  curbing,  and 
sidewalks  on  both  sides.  This  is 
unnecessary  and  it  adds  sub- 
stantially to  the  cost  of  new 
housing. 

D   Simplify  the  local  review 
process:  All  too  often,  the 
process  for  obtaining  all  the  nec- 
essary local  permits  to  build 
housing  can  be  time-consuming, 
confusing,  and  frustrating  This 
need  not  be  so.  Frequently,  the 
problem  lies  in  the  lack  of  coor- 
dination among  local  boards 
and  commissions.  A  developer 
might  get  one  answer  from  one 
board  and  a  different  answer 
from  another  board.  It  might 
also  be  unclear  in  which  order 


local  permits  should  be 
obtained.  One  ot  the  first  steps 
for  a  community  is  to  develop  a 
"roadmap"  of  the  local  review 
process.  The  various  boards  and 
commissions  involved  should 
work  together  to  resolve  mutual 
problems  and  contlicts.  One 
agency  might  be  given  a  coor- 
dinating role.  Duplicative,  con- 
flicting, or  unnecessary  steps  in 
the  review  process  can  be  identi- 
fied, and  the  entire  process  can 
be  made  to  work  better  both  for 
the  community  and  for  prospec- 
tive developers. 

d   Develop  a  program  to  pro- 
vide housing  for  low-income 
families:  Even  with  improved, 
simplified,  and  more  flexible 
regulations,  housing  for  low- 
income  families  cannot  be  built 
without  some  form  of  state  or 
federal  subsidy.  Currently,  there 
are  available  state  and  federal 
programs  which  provide 


funding  to  develop  or  acquire 
housing  for  low-income  families. 
Each  community  should  formu- 
late a  program  to  accommodate 
its  fair  share  of  low-income 
family  housing. 

For  any  of  these  issues,  there 
is  no  one  standard  solution. 
Each  community  will  have  to 
develop  its  own  strategy,  to 
meet  its  specific  housing  needs, 
in  keeping  with  its  particular 
conditions  and  circumstances. 
All  of  the  various  local  agencies, 
boards,  and  commissions  which 
are  involved  in  housing  develop- 
ment should  play  an  active  role 
in  formulating  the  appropriate 
local  strategy. 


In  order  to  obtain  more 
information  on  this  Executive 
Order,  who  should  be 
contacted? 

The  Executive  Office  of  Commu- 
nities and  and  Development  will 


be  responsible  for  coordinatii 
the  implementation  of  this  E, 
utive  Order.  They  will  be 
working  with  each  state  ager 
responsible  for  disbursing 
development-related  flnancia 
assistance,  to  insure  that  loc; 
housing  policies  and  practice 
are  considered  in  the  grant 
award  decisions  of  state  ager 
cies.  Specifically.  Communiti 
and  Development  will  be  det( 
mining  which  communities  a 
or  are  not  exclusionary,  and  I 
warding  those  findings  to  the 
appropriate  state  agencies. 

For  further  information,  contact: 
Joseph  L.  Flatley. 

Assistant  Secretary 
Ejcecutvce  Office  of 

Communities  and  Develoameni 
100  Cambridge  Street 
Boston.  Massachusetts  02202 
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Text  Amendment  Application   No.    104 
Boston    Redevelopment  Authority 
Development   Impact  Project 
Regulations   -   Housing 


TEXT  AMENDMENT   NO.    80  EFFECTIVE 

February  27,   1986' 
THE   COMMONWEALTH   OF  MASSACHUSETTS 

CITY   OF   BOSTON 

IN   ZONING   COMMISSION 


The  Zoning  Commission  of  the  City  of  Boston,   acting  under  Chapter  665  of 
the  Acts  of  1956  as  amended,   after  due  report,    notice  and   hearing  does 
hereby  amend  the  Boston  Zoning  Code  as  follows: 

A.       By  inserting,   after  Article  26  of  said  Code,   the  following  article: 

ARTICLE  26A 

DEVELOPMENT    IMPACT   PROJECTS   -   HOUSING 

SECTION  26A-1.      Statement  of  Purpose.     The  purpose  of  this  article  is  to 
promote  the  public  health,    safety,   convenience  and  welfare;   to  prevent  over- 
crowding and  deterioration  of  existing  housing;   to  preserve  and   increase  the 
City's  housing   stock;   to  establish  a  balance  between  new,    large-scale  real 
estate  development  and   the  housing  needs  of  the  City;   and  to  mitigate  the 
impacts  of  large-scale  development  on  the  available  supply  of  low  and 
moderate  income  housing,    by  provisions  designed  to: 

1 .  Afford   review  and   regulation  of  large-scale  real   estate  development  pro- 
jects which  directly  or  indirectly  displace  low  or  moderate  income 
residents  from  housing  units  or  contribute  to  an   increase  in  the  costs  of 
housing. 

2.  Increase  the  availability  of  low  and  moderate   income  housing   by   requiring 
developers,   as  a  condition  of  the  grant  of  deviations  from  the  Zoning 
Code  or  the  grant  of  an  amendment  to  the  zoning  map  or  text,    to  create 
low  and  moderate  incomie  housing  or  to  make  a  housing  contribution   grant 
to  the  Neighborhood   Housing  Trust  ("Trust"). 

SECTION  26A-2.      Definitions. 

1.        "Development   Impact  Project",    any  development  in  the  City  in  which   it  is 
proposed  to  erect  a  structure  or  structures  having  a  total  gross  floor 
area   (exclusive  of  all   accessory  parking  garage  space)   in  excess  of  one 
hundred   thousand  (100,000)   square  feet  or  to  enlarge  or  extend   a  struc- 
ture or  structures   so  as  to   increase  its   (or  their)  gross  floor  area 

fDate  of  public  notice;      February   13,    1986   (see  St.    1956,    c.    655,    s.    5). 
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(exclusive  of  all   accessory  parking  garage  space)   by  more  than  one 
hundred   thousand   (100,000)   square  feet  or  to   substantially   rehabilitate  a 
structure  or  structures  having,    or  to  have,    after  rehabilitation,    a  gross 
floor  area  (exclusive  of  all   accessory  parking  garage  space)  of  more  than 
one  hundred  thousand   (100,000)   square  feet;    which   structure  or  struc- 
tures  is  (are)   intended  for  a  use  for  which  the  use  item  number  is   listed 
in  Table  D,   Section  26A-3(2)(a),   or,   for  a  use  for  which   the  use  item 
number  is  not  listed   if  such   Project  will  directly  result  in  a  reduction   in   thi 
supply  of  low  and  moderate  income  dwelling   units  as  determined   by  the   Bosi 
Redevelopment  Authority  ("Authority")  and  which   Project  requires  a  varianc 
conditional   use  permit,   exception,   or  zoning  map  or  text  amendment. 

2.  "Development   Impact  Project  Plan",    a  plan  for  a  project  which   is  a 
Development  Impact  Project.      The  Plan   shall   set  forth  the  proposed 
location   and  appearance  of  structures,   open   spaces  and   landscaping, 
proposed  uses  of  the  structure  or  structures,   densities,    projected 
number  of  employees,    proposed   traffic  circulation,    parking  and   loading 
facilities,   access  to  public  transportation,    and  proposed  dimensions  of 
structures,   and  may  include  proposed  building  elevations,    schematic 
layout  drawings  and  exterior  building  materials,   the  neighborhood  whei 
the  Project  is   'ocated  and  the  adjacent  neighborhoods,   and  such  other 
matters  as  the  Director  of  the  Authority  deems  appropriate  to  his  con- 
sideration of  the  proposed  construction. 

3.  "Development   impact  Project  Contribution",   the  creation,   by  the  Projec 
applicant,   of  low  and  moderate  income  housing  units  by  means  of  the 
Housing  Creation  Option,   or  the  grant  and  payment  of  a  sum  of  money 
by  the  Project  applicant  by  means  of  the  Housing  Contribution  Option 
calculated  according  to  the  formula  as  set  forth   in  Section  26A-3(2),    tc 
and  for  the  exclusive  benefit  of  the  Neighborhood  Housing  Trust. 

(a)  The  Housing  Creation  Option  shall  be  met  by  creating  or  causing 
be  created  housing  units,  for  occupancy  exclusively  by  low  and 
moderate  income  residents  of  the  City,  at  a  cost  at  least  equivaier 
to  the  amount  of  the  Housing  Contribution  Grant,  and  in  conform! 
with  written  regulations  to  be  adopted  by  the  Authority  after  pub 
notice  and  hearing.  The  actual  Housing  Creation  Contribution  ma 
be  approved  by  the  Authority  only  after  public  notice  and  hearinc 

(b)  The  Housing   Contribution  Grant  shall   be  made  to  the  Neighborhood 
Housing   Trust  in   seven   (7)   equal,    annual    installments,    the  first 
installment  due  upon  the  issuance  of  a  building   permit.      The  re- 
maining six  (6)   payments  of  the  Grant  shall   be  due  and  payable 
annually  on  the  anniversary  of  the  first  payment.      All   payments 
constituting  the  Housing  Contribution   Grant  shall   be  made  to  the 
Collector-Treasurer  of  the  City  as  custodian   pending  acceptance  o 
such   payments  for  the  Trust  by  the  City.      Any  payments  made  b' 
the  Project  applicant  to  the  Neighborhood   Housing   Trust,   on  accoi 
of  the  Housing  Contribution  Option,   shall   be  credited  against  any 
amounts  due  to  said  Trust  on  account  of  any  neighborhood   impact 
excise  which  may  be  assessed  by  the  City. 


LU/C/022786  -   2 


(c)     Ten   percent  (10%)  of  any -Housing   Contribution   Grant  made  for 

projects   located   in   the  area   lying   within   the  boundaries   set  forth   in 
Section  26A-4  and   twenty  percent  (20%)  of  any   Housing   Contribution 
Grant  made  for  projects   located   in  areas   lying  outside  of  these 
boundaries   shall   be  reserved  for  the  neighborhood  or  neighborhoods 
where  or  adjacent  to  where  the  Project  is   located   ("impacted 
neighborhood")  as  defined   in  the  approved   Development   Impact 
Project  Plan,    provided  that  the  Neighborhood   Housing  Trust  finds 
that  in  the  targeted  area  proposals  for  feasible  housing   projects  can 
be  developed. 

4.  "Substantially  rehabilitate",   to  cause  alterations  or  repairs  to  be  made, 
to  a  structure  or  structures,   costing  in  excess  of  fifty  percent  (50%)     of 
the  physical   value  of  the  structure  or  structures.      Physical  value  of  a 
structure  or  structures   shall   be  based  on  the  assessed  value  as   recorded 
on   the  assessment  rolls  of  the  City  as  of  the  January  1    preceding   the 
date  of  the  application  for  Development   Impact  Project  Plan  approval. 

5.  "Neighborhood   Housing  Trust",   a  Massachusetts  public  charitable  trust 
created  under  the  laws  of  the  Commonwealth  on   November  19,    1985  and 
administered  by  the  Collector-Treasurer  of  the  City  as  managing  trustee 
or  another  trust,    if  passed  by  the  Council  and  approved  by  the  Mayor. 

6.  "Public  agency",   a  department,   agency,   board,   commission,   authority,   or 
other  instrumentality  of  the  Commonwealth,   or  of  one  or  more  political 
subdivision(s)  of  the  Commonwealth  or  of  the  United  States. 

7.  "Low  and  moderate  income  residents",    households   located   in  the  city 
whose  total   annual   income  is  not  more  than  eighty  percent  (80%)  of  the 
median   income  for  the  Boston   area  as  set  forth   in   regulations  promul- 
gated from  time  to  time  by  the  United  States   Department  of  Housing  and 
Urban   Development  pursuant  to  the  Housing  and  Community  Development 
Act  of  1974,   as  amended. 

SECTION   26A-3.      Development   Impact  Project  Requirements.      No  variance, 
conditional   use  permit,    exception  or  zoning  map  or  text  amendment  for  a 
Development   Impact  Project  shall   be  granted  or  adopted  unless  the  following 
requirements  are  met: 

1.  The  Authority,   after  a  public  meeting,    shall   have  approved  a  Development 
Impact  Project  Plan.      No  Plan  shall   be  approved  by  the  Authority   unless 
the  Authority  finds  that  the  Plan  conforms  to  the  general   plan  for  the 
City  as  a  whole  and   that  nothing   in   such   Plan  will   be  injurious  to  the 
neighborhood  or  otherwise  detrimental  to  the  public  welfare;   and 

2.  The  person  or  persons  making  application  for  a  variance,   conditional   use 
permit,   exception  or  zoning  map  or  text  amendment  to  erect,    substantially 
rehabilitate,   enlarge,   or  extend  a  structure  pursuant  to  a  Development 
Impact  Project  Plan   shall   also  have  entered   into  an  agreement  with  the 
Authority  to  make  a  Development  Impact  Project  Contribution. 


LU/C/022786  -  3 


(a)     For  each   use  listed   below.,    in   Table   D,    a   Housing   Contribution 
Grant  of  five  dollars    ($5.00)   for  each   square   foot  of  gross   floor 
area   in   excess  of  one  hundred   thousand   (100,000)    square   fwet,    sh 
be  required.      Uses,   other  than  accessory  parking,    that  are  ancHlj 
or  accessory  to  the  uses   listed   in   Table  D  shall  also  be  subject  to 
the  Housing  Contribution  Grant  requirement. 

TABLE  D:      Development   Impact  Uses 


Use 


Use   Item   Numbers 


Office 

Retail   Business  and  Service 


Institutional  and  Educational 


Hotel  and  Motel,   but  not 
including  Apartment  Hotel 


39,    39A,    40,    41,    42 

30,    31,    32,    34,    34A, 
35,    36,    36 A,    37,    37 A, 
38,    38A,    43,    44,    45, 
46,    47,    48,    49,    60, 
60A,    61 

16,   ISA,    18,    19,   20, 
20A,   21,   22,   22A,    23, 
24,   29 

15 


(b)  For  mixed-use  structures  in  which  one  or  more  of  the  above  uses 
are  combined,   the  above  requirements   shall   apply  if  the  gross  floo 
area  devoted  to  any  one  or  more  of  the  uses   shall   in  the  aggregati 
exceed  one  hundred  thousand   (100,000)   square  feet. 

(c)  The  formula   (amount  and   rate  of  payment)  for  the  Housing  Contrit 
Grant  for  the  use  categories   listed   in   Table  D  shall   be  subject  to 
recalculation  three  (3)  years  after  the  effective  date  of  this 
provision  and  every  three  (3)  years  thereafter.      The  Authority, 
after  public  notice  and   public  hearing,   when   appropriate  shall  mak 
a   recommendation   to  the  Zoning   Commission   to  amend   the  formula  f 
the  Housing   Contribution  Grant,    based  on  a  consideration  of  the 
following  criteria: 

(i)  Economic  trends  measured  in  terms  including  but  not  limited  t 
development  activity,  commercial  rents  per  square  foot,  empio 
ment  growth,   and   inflation   rates. 

(ii)     Housing  trends  measured  in  terms  of,    including  but  not  limite 
to,   vacancy   rates  for  low  and  moderate  income  housing,    and 
production  statistics  for  new  dwelling  units. 

(d)  The  Commissioner  of  Inspectional   Services  shall   not  issue  any 
building  or  use  permit  with   respect  to  any  building,    structure,   or 
land  within  an  area  covered  by  a   Development   Impact  Project  Plan, 
unless  the  Director  of  the  Authority  has  certified  on   the  applicatio 
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therefor,    and  on   each   plan,    drawing  or  specification   filed   with   the 
Commissioner   in   connection   therewith,    that  the   plans   have   been 
subject  to  design   review,    and   that  the  plans  are  consistent  with   the 
Authority-approved   Development   Impact  Project  Plan  and  that  the 
applicant  has  entered  into  an'  agreement  with   the  Authority,   as 
provided   in  Sections  26A-2(3)   and  26A-3(2). 

3.  The  following  are  not  Development   Impact  Projects  and  will   not  be  sub- 
ject to  the  Development  Impact  Project  requirements: 

(a)  Any  structure  for  which  a  building  or  use  permit  is   lawfully   issued 
before  notice  of  hearing  before  the  Zoning  Commission  has  first 
been  given   respecting  adoption  of  Article  26A,   provided   that  con- 
struction work  under  such  a  permit  is  commenced  within   six  months 
after  its  issue,   and  the  work  proceeds  in  good  faith  continuously  to 
completion   so  far  as   is   reasonably  practicable  under  the  circum- 
stances; 

(b)  Any  structure  for  which  construction  or  permanent  financing   has 
.been   secured   before  notice  of  hearing  before  the  Zoning   Commission 

has  first  been  given   respecting  Article  26A,   as  evidenced  by  an 
irrevocable  written  commitment  of  a   lending   institution  or  a   recorded 
mortgage  indenture,   and  by  the  borrower's  bona  fide  payment  of  a 
loan  commitment  fee;   or 

(c)  Any  building  op  structure  which   is,   or  will   be,   wholly-owned  by 
one  or  more  public  agencies. 

4.  Article  26A   supplements  and  does  not  repeal   Article  26,   which   shall 
continue  to  apply  to  Development   Impact  Project  Plans  that  were  approved 
pursuant  to  Article  26,      Development   Impact  Project  Plans  approved 
pursuant  to  Article  26  prior  to  the  effective  date  of  Article  26A   shall   not 
be  subject  to  the  requirements  of  Article  26A. 

SECTION  26A-4.      Applicability.    The  rate  of  payment  set  forth   in  Section 
26A-2(3)(b)   shall  only  apply  to  Development   Impact  Projects   located   in  an 
area  lying  within  the  boundaries  set  forth  below: 

Beginning  at  the  intersection  of  the  southern  bank  of  the  Charles   River 
and   the  centerline  of  Massachusetts   Avenue  and   running   southerly   and 
southeasterly  along  the  centerline  of  Massachusetts  Avenue  to  the  inter- 
section with  the  centerline  of  Tremont  Street; 

Thence  running  northeasterly  along   the  centerline  of  Tremont  Street  to 
the  centerline  of  East  Berkeley  Street; 

Thence  running  easterly  along   the  centerline  of  East  Berkeley  Street  and 
the  West  Fourth   Street  Bridge  to  the  intersection   with   the  centerline  of 
Dorchester  Avenue; 

Thence  running   northerly  along  the  centerline  of  old   Dorchester  Avenue 
to  the  intersection  with  the  edge  of  land  on   the  northwesterly  side  of 
Fort  Point  Channel; 
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Thence  running   northeasterly  along   the  water's   edge  or  the  U.S.    Pierh 
Line,    whichever  shall   be  more  inclusive,    to  the  Metropolitan   District 
Commission   Dam  at  the  mouth  of  the  Charles   River; 

Thence  running  across  the  southerly   side  of  the  Metropolitan   District 
Commission   Dam  and  along   the  southerly  bank  of  the  Charles   River  to 
the  beginning  point  at  the  intersection  thereof  with  the  centerline  of 
Massachusetts  Avenue. 

The  rate  of  payment  set  forth   in  Section  26-2(3)(a)   shall  apply  to  Developmi 
Impact  Projects  located  in  all  other  areas  of  the  City.      Section  26-2(3)(a) 
provides  in   relevant  part  that: 

The  Housing  Contribution  Grant  shall  be  made  to  the  Neighborhood 
Housing  Trust  in  twelve  (12)  equal,   annual   installments,    the  first 
installment  due  upon   the  issuance  of  a  certificate  of  occupancy  for  the 
Project  building  or  twenty-four  (24)  months  after  the  granting  of  the 
building  permit,   whichever  comes  first.      The  remaining  eleven   (11) 
payments  shall   be  due  and  payable  annually  on  the  anniversary  of  the 
first  payment. 

Where  the  boundary  described  above  divides  a  Development  Impact  Project, 
the  rate  of  payment  set  forth  in  Section  26A-2(3)(b)  shall  apply.  Use  item 
numbers  11,  12,  13,  13A,  14  and  17  shall  be  exempt  from  the  provisions  of 
Articles  26  and  26A. 

SECTION  26A-5.  Severability.  The  provisions  of  this  Article  are  severable 
and  if  any  such  provision  or  provisions  shall  be  ruled  invalid  by  any  decisic 
of  court  of  competent  jurisdiction,  such  decision  shall  not  impair  or  otherwis 
affect  any  other  provision  of  this  Article, 

B.  By  adding,    in  Section  6-3(f),    after  "Section  26-2,"   the  phrase  "26A-2  < 
26B-2,"  and  after  "Section  26-3"  deleting  the  period  and  adding  the 
phrase  "or  26A-3  and   in  Section  26B-3." 

C.  By  adding,  in  Section  6A-3(c),  after  "Section  26-2,"  the  phrase  "26A-2 
or  26B-2,"  and  after  "Section  26-3"  deleting  the  period  and  adding  the 
phrase  "or  26A-3  and   in  Section  26B-3." 

D.  By  adding,    in  Section   7-3(d),   after  "Section  26-2,"   the  phrase  "26A-2 
26B-2,"   and  after  "Section  26-3,"   deleting  the  comma  and  adding   the 
phrase  "or  26A-3  and   in  Section  26B-3,". 
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Chairman 


Vice  Chairman 


\        <  ■'■ ^ — 
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^  Jjnsi^A .  ^X^cjT 


In  Zoning  Commission 


Adopted:  February  26,  1986 
Attest: 


Secretary 


.^ 


^Id'^ 


I'^a^or,  City  of  Boston 
Date:      February  27,   1986 


The  foregoing  amendment  was  presented  to  the  flayor  on  February  27,   1936,  and 
v/as  signed  by  him  on  February  27,  1986,  whereupon  it  became  effective  on 
February  27,   1986,   in  accordance  with  the  provisions  of  Section  3  of  Chapter 
665  of  the  Acts  of  1956. 


Attest:     7^U\^*.f~^'i^^7&  MC/c  ^jr^u'J' 
Secretary 
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MEMORANDUM 

TAKEN  UNDER  ADVISEMENT  MARCH  6,  19  8  6 

RESUBMITTED  APRIL  17,  19  8  6 

TO:  BOSTON  REDEVELOPMENT  AUTHORITY  AND 

STEPHEN  COYLE,  DIRECTOR 

FROM:  WILLIAM  L.  WHITMAN,  ASSISTANT  TO  THE  DIRECTOR 

SUBJECT:      .  HOUSING  CREATION  REGULATIONS 


On  October  1,  1985  the  Authority  held  a  public 
hearing  on  a  draft  of  the  Housing  Creation  Regulations  proposed 
for  adoption  by  the  Authority  pursuant  to  Section  26-2.3 (b)  of 
Article  26  and  Section  26A-2.3(a)  of  Article  26A  of  the  Boston 
Zoning  Code.   The  Authority  distributed  the  draft  Regulations 
widely  prior  to  the  public  hearing  and  continued  to  receive 
conunents  on  the  Regulations  for  thirty  (30)  days  following  the 
hearing. 

Attached  is  a  report  on  the  conunents  received, 
including  a  transcript  of  the  hearing,  copies  of  all  written 
comments,  and  revised  Regulations  proposed  for  adoption  today. 
Conunents  were  reviewed  by  staff  and  incorporated  into  the  revised 
Regulations  where  applicable  and  consistent  with  the  original 
design  of  the  Regulations. 

The  majority  of  people  who  commented  on  the  draft 
Regulations  spoke  strongly  of  the  need  for  effective  and  immediate 
action  on  the  part  of  the  City  in  addressing  Boston's  shortage  of 
affordable  housing.   Many  conunents  were  useful  in  correcting 
technical  problems  or  addressing  oversights.   The  most  significant 
revisions  to  the  draft  Regulations  in  terms  of  administrative 
structure,  however,  came  as  a  result  of  comments  by  and  discussions 
with  the  Mayor's  office  and  several  City  Councillors  who  recommended 
the  substitution  of  the  Neighborhood  Housing  Trust  for  the  Housing 
Policy  Group.   Other  significant  changes  include  those  to  definition: 
Together  these  changes  will  permit  smoother  coordination  among 
city  and  state  cugencies  which  administer  housing  programs. 

I  recommend,  therefore,  that  the  attached  Housing 
Creation  Regulations  be  adopted  in  order  to  expedite  and  facilitate 
the  construction  of  affordable  housing  in  the  City  of  Boston. 

An  appropriate  vote  follows: 

VOTED:     To  adopt  and  promulgate,  pursuant  to 
Section  26-2o3(b)  of  Article  26  and 
Section  26A-2.3(a)  of  the  Boston  Zoning 
Code,  Housing  Creation  Regulations  in 
the  form  attached  hereto. 
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BOSTON  REDEVELOPMENT  AUTHORITY 
HOUSING  CREATION  REGULATIONS 
PROMULGATED  PURSUANT  TO  ARTICLES  2  6  &  2  6A 
OF  THE  BOSTON  ZONING  CODE 
APRIL  17,  1986 

Section  1 :   Scope  and  Purpose 

Articles  26  and  26A  of  the  Boston  Zoning  Code  require  • 
Developers  of  certain  projects,  knovm  as  Development  Impact 
Projects,  to  contribute  Development  Impact  Project  Exactions 
to  help  alleviate  the  shortage  of  affordable  housing  in  the 
City  of  Boston.   Developers  may  elect  from  two  options  in 
order  to  satisfy  their  obligatons  under  Articles  26  or  26A: 
1)  Housing  Exaction  Payments  may  be  made  in  equal  annual 
installments  (the  "Housing  Payment  Option") ,  or  2)  Developers 
may  create  or  contribute  to  the  creation  of  housing  afford- 
able to  low  and  moderate  income  households  pursuant  to  these 
regulations  (the  "Housing  Creation  Option") . 

Articles  26  and  26A  require  the  Boston  Redevelopment  Authority 
to  promulgate  regulations  governing  the  administration  of 
the  Housing  Creation  Option.   These  regulations  set  forth 
procedures  and  requirements  for  Developers  who  have  elected 
the  Housing  Creation  Option  and  are  intended  to  encourage 
Developers  to  select  the  Housing  Creation  Option. 

Section  2%      Definitions 

The  following  terms,  wherever  used  in  these  regulations, 
shall  have  the  following  meanings,  unless  the  context 
clearly  requires  otherwise; 

(a)   "Affordable  Housing"  shall  mean  housing,  the  costs 
for  which  shall  not  exceed  a  certain  percentage  of 
the  income  of  Low  or  Moderate  Income  Households, 
such  costs  and  such  percentage  to  be  that  set  from 
time  to  time  by  the  Massachusetts  Housing  Finance 
Agency  or  its  successor  agency  for  similiar  programs 
administered  by  it  and  shall  include  specifically 
and  without  limitation  rooming  houses,  congregate 
housing,  transitional  housing,  halfway  housing, 
emergency  shelters,  cooperatives,  condominiums, 
and  single  or  multi-family  dwellings,  as  determined 
appropriate,  desirable,  and  feasible  by  the 
Neighborhood  Housing  Trust. 
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(b)  "Authority"  shall  mean  the  Boston  Redevelopment 
Authority,  a  public  body  politic  and  corporate 
duly  organized  and  existing  under  Massachusetts 
General  Laws  Chapter  121B. 

(c)  "CDC"  (Community  Development  Corporation) ,  shall 
mean  a  corporation  duly  organized  and  existing 
pursuant  to  Massachusetts  General  Laws,  Chapter  40F. 

(d)  "Certificate  of  Compliance"  shall  mean  a  certificate 
approved  by  the  Authority  which  certifies  that  a 
Developer  has  complied  with  the  requirements  of  a 
Housing  Creation  Agreement  to  which  the  Developer 

is  a  party. 

(e)  "Developer"  shall  mean  an  individual,  corporation, 
business  trust,  estate  trust,  partnership  or 
association,  two  or  more  Developers  having  a  joint 
or  common  interest,  or  any  other  legal  or  commercial 
entity  subject  to  Articles  26  or  26A  of  the  Boston 
Zoning  Code. 

(f)  "Director"  shall  mean  the  Director  of  the  Boston 
Redevelopment  Authority. 

(g)  "Housing  Creation  Option"  shall  mean  the  means  as 
set  forth  in  these  regulations  by  which  a  Developer 
shall  satisfy  its  obligations  under  Articles  26  or 
26A  of  the  Boston  Zoning  Code  if  electing  the 
Housing  Creation  Exaction  Option  thereunder. 

(h)   "Housing  Payment  Option"  shall  mean  the  means  by 
which  a  Developer  shall  pay  the  amount  calculated 
pursuant  to  Articles  26  or  26A  of  the  Boston 
Zoning  Code  which  the  Developer  is  required  to  pay 
if  electing  the  Housing  Payment  Exaction  option 
thereunder. 

(i)   "Low  Income  Household"  shall  mean  a  household 

where  the  total  income  of  the  members  thereof  at 
initial  occupancy  does  not  exceed  fifty  percent  of 
the  median  income  for  the  Boston  Standard  Metropol- 
itan Statistical  Area  as  set  forth  in  or  calculated 
based  upon  regulations  promulgated  from  time  to 
time  by  the  United  States  Department  of  Housing 
and  Urban  Development  pursuant  to  Section  8  of  the 
Housing  Act  of  1937,  as  amended  by  the  Housing  and 
Community  Development  Act  of  1974. 
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(j)   "MBE"  (Minority  Business  Enterprise)  shall  mean  a 
business  organization  which  has  been  certified  as 
a  Minority  Business  Enterprise  by  the  Mayor's 
Office  of  Jobs  and  Community  Service. 

(k)   "Moderate  Income  Household"  shall  mean  a  household 
where  the  total  income  of  the  members  thereof  at 
initial  occupancy  does  not  exceed  eighty  percent 
(80%)  of  the  median  income  for  the  Boston  Standard 
Metropolitan  Statistical  Area  as  set  forth  in  or 
calculated  based  upon  regulations  promulgated  from 
time  to  time  by  the  United  States  Department  of 
Housing  and  Urban  Development  pursuant  to  Section  8 
of  the  Housing  Act  of  1937,  as  amended  by  the 
Housing  and  Community  Development  Act  of  1974. 

(1)   "Neighborhood  Housing  Trust"  shall  mean  the 
Massachusetts  charitable  trust  to  be  created 
pursuant  to  the  Special  Statutes  and  Ordinances  of 
the  City  of  Boston.   The  Trust  will  administer 
funds  received  by  means  of  the  Housing  Payment 
Exaction  requirement  for  Development  Impact 
Projects. 

(m)   "Net  Present  Value"  shall  mean  the  value  of  an 
aunount  of  money  equal  to  the  sum  of  discounted 
payments  which  would  have  been  made  by  the  Developer 
had  it  elected  to  satisfy  its  obligations  under 
Articles  26  or  26A  of  the  Boston  Zoning  Code 
through  the  Housing  Payment  Option,  such  dis- 
counting to  be  measured  from  the  date  at  which  the 
Developer  enters  into  a  Housing  Creation  Agreement 
with  the  Authority  to  the  dates  at  which  each 
Housing  Payment  installment  payment  would  have 
been  made. 

(n)   "Seed  Money"  shall  mean  money  placed  in  a  revolving 
fund  to  be  administered  by  the  Neighborhood  Housing 
Trust  for  low- interest  loans  to  MBE's,  CDC ' s ,  or 
other  for-  profit  or  non-profit  organizations  for 
the  purpose  of  encouraging  the  housing  creation 
activities  contemplated  by  these  regulations. 

Section  3:   Housing  Creation  Options 

A  Developer  who  elects  to  satisfy  its  obligation  under 
Articles  26  or  26A  of  the  Boston  Zoning  Code  through  the 
Housing  Creation  Option  may  propose,  in  accordance  with  the 
requirements  of  these  Regulations,  that  it  fulfill  all  or 
any  part  of  its  obligation  by  methods  such  as  but  not 
limited  to  the  following: 


-III- 
-/- 


(a)   Directly  creating,  through  new  construction, 

acquisition/rehabilitation  or  purchase.  Affordable 
Housing: 

Example:   A  Developer  having  a  linkage  obligation 

of  1500,000  (Net  Present  Value),  acquires 
and  constructs  15  townhouse  family  housing 
units  at  a  total  cost  of  $1,200,000.   The 
units  are  then  sold  subject  to  resale 
restrictions  to  low  and  moderate  income 
home  buyers  at  prices  totaling  $700,000. 
The  Developer  has  underwritten  the 
housing  so  produced  to  the  extent  of  the 
linkage  obligation. 


(b)   Forming  a  joint  venture,  general  or  limited 

partnership  or  similar  corporate  relationship  with 
an  MBE,  CDC,  or  for-profit  or  non-profit  organiza- 
tion for  the  creation  of  Affordable  Housing.   The 
Developer  shall  ensure  that  any  joint  venturer, 
co-developer  or  partner  of  the  Developer's  shall 
become  a  party  to  the  Housing  Creation  Agreement 
required  pursuant  to  Section  9  hereof  and  be  bound 
thereby; 

Example:   The  Developer  invests  its  $500,000 

linkage  obligation  (Net  Present  Value) 
as  a  partner  in  an  entity  formed  to 
build  and  operate  a  rental  housing 
development  of  which  a  qualifying  MBE, 
CDC  or  for-profit  or  non-profit  organiza- 
tion is  the  controlling  general  partner. 
This  equity  permits  the  general  partner 
to  obtain  project  financing.   Assigned 
to  the  Neighborhood  Housing  Trust  are 
all  cash  dividends  and  all  proceeds  due 
from  sale,  resyndication  or  refinancing 
of  the  project  up  to  the  amount  of  the 
Net  Present  Value  of  the  Developer's 
linkage  obligation,  plus  interest. 


(c)   Contributing  the  Net  Present  Value  of  the  payments 
which  would  have  been  made  under  the  Housing 
Payment  Option  to  an  entity  designated  by  the 
Developer  and  approved  by  the  Authority,  which 
entity  shall  be  responsible  for  the  construction 
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and  operation  of  Affordable  Housing.   The  Developer 
shall  ensure  that  any  entity  so  designated  and 
approved  shall  become  a  party  to  the  Housing 
Creation  Agreement  required  pursuant  to  Section  9 
hereof  and  be  bound  thereby. 

Example:   The  Developer  loans  $500,000  on  favor- 
able terms  to  an  MBE,  CDC  or  for-profit. 
or  non-profit  housing  producer  as 
primary  or  subordinated  permanent 
project  financing,  for  the  housing 
producer  to  use  for  the  purchase  of  a 
subsidy  annuity,  or  for  such  other 
purpose  as  may  be  necessary  to  the 
production  of  Affordable  Housing.   As 
the  interest  rate  is  well  below  market 
rates,  affordable  rental  or  equity 
housing  is  produced.   The  Developer 
assigns  its  interest  in  the  Loan  to  the 
Neighborhood  Housing  Trust,  thus  dis- 
charging its  linkage  obligation. 


(d)   Selecting  any  of  the  options  above  or  any  combina- 
tion of  the  options  above  in  full  or  partial 
satisfaction  of  its  obligations  under  Articles  26 
or  26A. 

Example:   The  Developer,  wishing  to  satisfy  half 
of  its  linkage  obligation  currently  and 
electing  to  pay  the  remainder  over  12 
years,  invests  $250,000  as  a  limited 
partner  in  a  new  housing  development 
sponsored  by  an  MBE,  CDC  or  for-profit 
or  non-profit  organization.   The  remaminc 
linkage  obligation  is  satisfied  pro  rata 
according  to  the  requirements  of  the 
Housing  Payment  Option. 

Section  4:   Housing  Creation  Proposal  Review  Criteria 

All  proposals  shall  be  evaluated  according  to  criteria  which 
shall  include  but  not  be  limited  to  the  following: 

(a)  provide  equity  (ownership)  opportunities  for  Low 
and  Moderate  Income  Households; 

(b)  maximize  the  number  of  units  of  housing  available 
to  Low  and  Moderate  Income  Households; 
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(c)  maximize  the  term  of  occupancy  for  Low  and 
Moderate  Income  Households;  and 

(d)  cause  the  improvement  of  blighted  areas  in  the 
City. 

Section  5:   Satisfaction  of  Linkage  Obligation;  Equivalent  Value 

The  Developer's  obligations  under  Articles  26  or  26A  shall 
be  satisfied  under  Section  3  if  and  only  if  the  cimount  of 
the  Developer's  contribution  under  any  of  the  options  set 
forth  in  Section  3  is  equal  to  the  Net  Present  Value  of  the 
payments  that  would  have  been  made  by  the  Developer  had  it 
elected  the  Housing  Payment  Option.   Net  Present  Value  shall 
be  determined  by  applying  a  composite  discount  rate  to  the 
payments  that  the  Developer  would  have  made  under  the 
Housing  Payment  Option.   The  discount  rate  shall  be  cal- 
culated by  adding  fifty  percent  of  the  Developer's  verified 
cost  of  funds  for  the  construction  of  its  Development  Impact 
Project  to  fifty  percent  of  the  current  most  recent  City  of 
Boston  long-term  (ten  year)  municipal  bond  yield. 

Section  6:   Housing  Creation  Proposal 

A  Developer  electing  the  Housing  Creation  Option  shall 
submit  a  proposal  setting  forth  the  Developer's  plan  for 
creating  Affordable  Housing  which  would  not  have  been  built 
but  for  the  Developer's  contribution.   The  proposal  shall 
comply  with  the  submission  requirements  set  forth  in  the 
Development  Review  Procedures  as  published  by  the  Authority 
from  time  to  time  and  shall  contain  such  other  information 
as  the  Director  and  the  Neighborhood  Housing  Trust  may 
require. 

Section  7;   Review  by  Neighborhood  Housing  Trust 

The  Director  shall  submit  the  proposal  to  the  Neighborhood 
Housing  Trust  immediately  upon  receipt  thereof.  The 
Neighborhood  Housing  Trust  shall  review  the  overall 
appropriateness  of  the  proposal  and  shall  recommend  to  the 
Authority  approval,  with  or  without  conditions,  or  denial  of 
each  proposal  within  forty-five  (45)  calendar  days  of 
receipt  thereof. 

Section  8;   Proposal  Approval 

Upon  completion  of  review  of  the  proposal  by  the  Neighborhood 
Housing  Trust  and  the  Authority  or  upon  the  expiration  of 
the  above-mentioned  forty-five  day  review  period,  the 
Authority  after  public  notice  and  hearing  shall  take  final 
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action  on  the  Developer's  housing  creation  proposal  and 
shall  promptly  notify  the  Developer  of  its  action  in 
writing. 

Section  9:   Housing  Creation  Agreement 

Upon  approval  of  the  proposal  by  the  Authority,  the  Director 
and  the  Developer  shall  enter  into  an  agreement  ("Housing 
Creation  Agreement")  which  shall  be  in  a  format  prescribed 
by  the  Authority  and  contain  such  provisions  as  the  Director 
and  the  Neighborhood  Housing  Trust  determine  necessary  to 
ensure  the  completion  of  the  project  in  accordance  with  the 
Developer's  proposal  as  approved  by  the  Authority. 

Section  10;   Certificate  of  Compliance 

Upon  satisfactory  performance  of  its  obligations  under  the 
terms  of  the  Housing  Creation  Agreement  and  if  so  requested 
by  the  Developer,  the  Authority  shall  issue  to  the  Developer 
a  Certificate  of  Compliance. 

Section  11;   Seed  Money  Loans 

If  a  Developer  selects  the  option  set  forth  in  Section  3(c), 
up  to  five  percent  (5%)  of  the  Developer's  contribution 
shall  be  set  aside  and  placed  in  a  seed  money  revolving  fund 
to  be  administered  by  the  Neighborhood  Housing  Trust.   Such 
funds  may  be  loaned  to  MBE's,  CDC ' s  or  other  for-profit  or 
non-profit  organizations  for  the  purpose  of  encouraging  the 
housing  creation  activities  contemplated  by  these  regulations 
The  interest  rates  on  such  loans  shall  be  equal  to  fifty 
percent  (50%)  of  the  City  of  Boston  current  long-term  (ten 
year)  municipal  bond  yield. 

Section  12:   Section  Headings 

The  captions  to  the  sections  used  throughout  these  Regulation; 
are  intended  soley  to  facilitate  the  reading  of  and  reference 
to  the  sections  and  provisions  of  these  Regulations.   The 
captions  shall  not  affect  the  meaning  or  interpretation  of 
these  Regulations. 
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Section  13;   Severability 

If  any  provision  or  section  of  these  Regulations  shall  be 
held  to  be  invalid  by  a  court  of  competent  jurisdiction, 
such  provision  or  section  shall  be  deemed  to  be  separate  and 
apart  from  the  remaining  provisions  or  sections  of  these 
Regulations  and  such  remaining  provisions  or  sections  shall 
continue  in  full  force  and  effect. 


Approved  and  voted  this  17th  day  of  April,  1986. 


Sl^!>-^ 


Joseph  Ji  Walsh,  Vice -Chairman 


Michael  F.  Donlan,  Member 

—     p 


'Ycu: 


/V\/  <2,<,-\. 


Kane  Simonian,  Secretary 
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City  of  Boston 


IN  THE  YEAR  NINETEEN  HUNDRED  AND    EIGHTY   Six 


AN  ORDINANCE 

ESTABLISHING  THE  NEIGHBORHOOD  HOUSING  TRUST 


Be  It  ordained  by  the  City  Council  of  Boston,  m  accordance  with  the 
provisions  of  Massachusetts  General  Laws  Chapter  438,  Section  13.  and- 
any  other  appncaDie  law.  as  follows: 

1.  SECTION  ONE   Citv  of  Boston  Code,  Ordinances,  Title  10,  is 

2.  herebv  amende. 1  by  inserting  the  tollowmg  new  sections  ac  ch- 

3.  -Mui  thereof  : 


4. 
5. 
6. 

8. 

9. 
10. 
U. 
12. 
13. 
14. 
15. 
16. 
17. 
18. 
19. 
20. 


AN  ORDIN.VNCE  E5TABL  ISM  L\G  A  NEIGHBORHOOD  HOUSING  TKUST 

WHEREAS:   Decadent  or  substandard  areas  exis'.  in  the  '  i  i  v  -.f 
Hoscon  constituting  a  serious  and  growing  menace, 
injurious  and  inimical  to  cne  safety,  health,  morals 
and  welfare  of  the  residents  of  the  Citv  of  Boston 
and  the  sound  growth  of  the  Cuv    of  Boston;  and 

.>HhREAS;   The  e.xistence  of  each  of  sjcii  areas  contributes 

substantially  to  crime  neces  s  i  '  a  r .  ng  excessive  a-iJ 
disproportionate  expenditure  of  public  funds  for  f;'..^ 
preservation  of  the  public  health  and  safetv,  fjr 
crime  prevention,  correction,  prosecution, 
punishment,  and  the  treatment  of  j  uveni  le  deli  nqu-^nc  • 
and  for  the  maintenance  of  adequate  police,  fire  mi 
•■iccidenc  protection  and  other  public  services  ar;_ 
facilities,  which  constitutes  an  e^-onomic  and  social 
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AN  ORDINANCE 


1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 
10. 
11. 
12. 
13. 
14. 
15. 
16. 
17. 
18. 
19. 
20. 


liability,  substantially  impairs  or  arrests  the  sound  grout 
the  City  o£  Boston,  and  retards  the  provision  of  residentia 
bui Id  i  ngs ;  and 

'.viiERE.^5:   The  e.xistence  of  each  of  such  area  decreases  the 
value  of  private  investments  and  threatens  th>-' 
sources  of  public  revenue  and  the  financial  srihi 
of  the  City  of  Boston;  and 

WHERE.\S:   Because  of  the  economic  and  social  i  nte  riependenc 
different  areas  within  the  City  of  Boston,  the 
redevelopment  of  buildings  and  land  not  onlv  :^ 
su;3standard  areas  but  also  in  decaaent  areas  to 
promote  the  sound  growth  of  the  Citv  ol  Sose.^n  is 
necessary  in  order  to  achieve  permanent  and 
conprehens 1 ve  elimination  of  existing  jiuns  and 
substandard  and  decadent  conditions  and  :o  prever 
the  recurrence  ot  such  substandard  cr  decadent 
conditions  or  their  development  'n  other  parts  jf 
Citv  of  Boston;  and 
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1. 


AN  ORDINANCE 

WHEREAS:  The  menace  of  decadent  or  subscandard  areas  is  bevoad 

2  remedy  and  control  solely  by  r'*gulatory  process  in 

2  the  exercise  of  the  police  power  and  have  not  beon 

^  dealt  with  effectively  by  the  ordinary  operations  ot 

c  private  enterprise  in  a  regulated  market;  anu 

6. 

7       l^HFREAS:  Limited  public  resources  require  that  gove  nir.^^nr 

g  dollars  for  housing  programs  be  highlv  levenged  bv 

g  private  investment;  and 


10. 

11. 
12. 
13. 
14. 
15. 
16. 
17. 
18. 
19. 
20. 


;NhiERE.\3 :   The  ibandonnenr  of  residential  buildings  m  ^iuc:''. 

areas  exacerbates  decadent  or  substandard  c  "i  i .  c  i :.".  ~ 
and 

AHEREA5:   The  development  of  property  for  the  purpose  of 

eliminating  decadent  or  substandard  conditi)fis  in  :>.; 
Citv  of  Boston  15  a  public  use  and  purpose  for  ^n.cn 
public  money  mav  be  expended;  and 

;VHEREAS:   A  public  exigencv  exists  which  .Takes  the  use. 

acquisition,  rehabilitation  or  rebuilding  of  ?uch 
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AN  ORDINANCE 


1  iecddent  or  substandard  areas  for  residential  buildings  a 

2.  public  use  and  benefit  and  a  necessity  in  the  public  inhere 

3.  and 

4. 

5.  ',\HHREA5:   In  many  areas  chrougnout  the  City  of  Boston  there 

6.  a  shortage  of  decent,  safe  and  sanitary  buiidm^j 

7.  residential  purposes,  and  this  cundition  is  rnosc 

8.  extreme  m  areas  where  decadent  or  substandard  ar 

9.  ex  i  St ;  and 
10. 

n.  UHiiREAS:   The  critical  shortage  of  housing,  private  ownersa 

12.  or  rental,  most  greatly  impacts  those  :iti;en5  .^: 

13.  zho     least  abilitv  co  acquire  cho  aeces'^irv  ;:jp'.cj 

14.  rectify  this  shortage;  and 
15. 

16.  rtiiHREAS;   The  aforesaid  conditions  have  not  been  corrected 

17.  the  ordinary  operations  of  private  enterprise  i -. 

18.  regulated  market;  It  is  herebv 
19. 

20.  ORDAINED  BY  THE  Citv  Council  of  Boston,  in  accordance  with 
provisions  of  Massachusetts  General  Laws  Chapter  4)B,  Secti 
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AN  ORDINANCE 


1. 
2. 
3. 
4. 
5. 
6. 
7. 
8. 
9. 
10. 


15,  and  any  ocher  applicable  law,  as  r'oilows: 
The  Collector-Treasurer  shall  establish  the  "Neighborhood 
Housing  Trust,  "  which  trust  shall  be  established  in  the  fo' 
:^nd    manner  of  the  attached  Declaration  of  Trust;  and  that, 
subject  to  approval  by  the  City  Council  and  the  Mavor,  the 
Neighborhood  Housing  Trust  be  and  hereby  is  authorized  to 
accept  and  expend  any  and  all  funds  contributed  to  it 
consistent  with  the  purposes  of  the  Declaration  of  Trust 
attached  hereto  and  filed  herewith. 


In  C  i  c y  C o  ■  i p. c  i  i  M .i ;••  : 
Approved  by  c  h e  M a  v o  r 


'_:"',  e,  o  .  .  9  ;  "3 


C  L  c  V  Clerk 


~I3.1~ 


DECLARATION  OF  TRUST 


THI  MEIGHBORHOOO  HOUSING  TTIUST 


The  CollecCor-Trea3ur«c  of  ch«  Clcy  of  Boacon 
heraby  daclarss  chac  ha  has  racalvad  on  bahalf  of  Tha 
Nalghborhood  Housing  Trusc  ("'Trust"),  Ona  Dollar 
($1.00)  from  a  donor,  whosa  nama,  cogachar  with  tha 
naaas  of  all  ochar  donors  Co  chis  Trusc  and  che 
dmouncs  concrlbutad  by  aach,  shall  ba  '<apc  by  hta  as 
"ruscae  as  pare  of  cha  Trust's  peraanenc  records,  an-d 
c.ac  -.8  shall  hold  said  contribution  and  all  ocr.er 
aoouncs  paid  to  hla  haraundar,  for  cha  uses  and 
purpoaas,  and  sjbjecc  co  cha  duties  and  powers  herttn 
sac  forth. 
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ARTICLE    I 
NAME   .^D    PURPOSE 

Seccf.on  L.l   Name 

This  Truac  shall  be  known  as  The  Neighborhood 
Housing  Trusc.   Ics  address  shall  be:   Office  of  che 
CoUeccor-Treasurer,  One  Cicy  Hall  Plaza,  Clcy  Hall, 
Boscon,  MA  02201. 

Secclon  1.2   Purpose 

This  Trusc  is  established  co  promoce  che  public 
health,  safecy,  convenfence  and  welfare  by  oldgac^ng 
che  excenc  to  which  Boscon's  low  or  aoderace  Income 
households  are  unable  co  afford  decent,  safe  and 
san'.carv  housing  within  the  Cicy  of  Boston.   "awards 
chat  end  che  crusc  sha^l  help  co  creace  and  recain 
-.-.e  iuoply  of  hous'tng  for  low  or  aoderace  *.ncc=e 
rasidencs  of  Che  Cicy  of  Boscon,  and  shall,  wichouc 
liaitacion,  acquire  as  appropriate  real  property  co 
construct  such  housing  chereon;  provided,  however, 
chat  this  language  shall  not  be  construed  co  orevent 
benefit  to  residencs  of  che  Clcy  of  Boston  who  are  of 
moderate  co  lidd'.e    •'ncooe,  only  If  and  only  co  che 
extent  that  che  "ruscees  deem  such  beneflc  co  be 
Incidental  and  -lecessary  co  che  accompl  ishmenc  of  che 
priaary  purpose. 
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Any  housing  co  ba  creacad  or  recalned  aay  be  a 
pare  of  any  housing  developmanc  or  rehabtliaclon  chac 
prooocaa  cha  safecy.  healed,  morals  or  walfara  of  che 
resldencs  of  Cha  Cicy  of  Boston  or  cha  sound  growch 
of  cha  Cicy  of  3oscon.  Including  mixad  incoma  housing 
developmencs;  provided ,  however,  chac  Truac  Funds 
used  in  such  developmancs  shall  ba  ucilized  for  Cha 
priaary  purpose  of  benaficcing  eligible  residents  of 
unics  rescricced  for  occupancy  by  low  or  aoderaca 
income  unics  residencs  of  cha  Cicy  of  Boston. 

All  Trusc  property,  including  principal  and 
incoaa,  shall  be  used  only  for  housing  developmenc  or 
ranabilicacion  for  low  or  aoderaca  income  residencs 
and  ^3  rescricced  herein  wichin  Che  Cicy  of  Boscon, 
and  no  oart  of  che  Trust  prooercy  shall  inure  co  cha 
re-.efic  of   anv  orivace  individual  axceoc  iS  -,e-eia 


roviied 


This  Trust  snail  noc  operace  for  che  ourpose  of 
carrving  on  a  crada  or  business  for  profit.   "his 
Trusc  shall  not  caxa  oart  in  any  political  campaign 
on  behalf  cf  anv  c.n-Ldaca  for  public  office,  and  no 
Porcion  of  c-e  Trust  funds  shall  be  expended  on  any 
.ittempt  to  mfl.e-.ce  '.egisUtion. 
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As  used  in  Chis  fnscrumenc  "low  or  moderace 
Income  residents  of  the  Cicy  of  Boston"  shall  mean 
households  located  in  the  City  of  Boston  whose  total 
annual  Income  is  not  aore  than  eighty  percent  (80*) 
of  the  median  Income  for  the  Boston  area  as  set  forth 
In  regulationa  promulgated  from  time  to  time  by  the 
United  States  Department  of  Housing  and  Urban 
Development  ("HUD")  pursuant  to  the  Housing  and 
Community  Development  Act  of  1974,  as  amended. 
"Moderate  to  middle  Income  residents"  shall  mean 
households  located  In  the  City  of  Boston  whose  total 
annual  income  is  greater  Chan  eighty  percent  (30^) 
but  does  not  exceed  one  hundred  twenty  percent  (120') 
of  the  raedian  Income  for  the  Boston  area  as  set  forth 
in  regulations  promulgated  from  time  to  time  bv  HUD 
pursuant  to  the  Housing  and  Comnunity  Oeveloocfenc  Act 
of  1.9'-,  is  amended.   In  the  event  Chac  HUD  ceases  co 
promulgate  such  regulations,  the  Trustees  (as 
hereinafter  defined)  shall  adopt  and  promulgate  a 
comparable  and  substitute  definition  of  "low  or 
moderate  income  residents  of  the  Citv  of  Boston",  and 
"moderate  to  middle  Income  residents  of  the  City  of 
Boston" . 
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This  truac  shall  aaclafy  th«  d«ftnltlon  of 
"Neighborhood  Housing  Truat"  as  chac  cerm  Is  defined 
In  Article  26A  of  Che  Boston  Zoning  Code  and,  subject 
CO  approval  by  the  City  Counsel  and  the  Mayor,  this 
crust  shall  be  authorized  Co  receive  and  accept 
Development  Impact  Contributions  made  pursuant  co 
Article  26A. 
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ARTICLE    II 
DISTRIBUTION    AND   USE   OF    PRINCIPAL   AMD    INCOME 


Secclon  2.1   Method 

All  dlstrtbuCions  of  boch  principal  and  Income 
shall  be  aade  upon  a  majority  voce  of  the  Trustees; 
except  that  In  order  to  benefit  Low  or  moderate 
Income  residents,  Che  incidental  and  necessary  use  of 

funds  benefiCCing  moderace  to  r:iddle  income  residents 
of  Che  City  of  Boscon  as  authorized  by  Secclon  1.2 
shall  be  zia.de   only  uoon  a  cwo  chirds  vote  of  all 
Trustees;  provided  that  under  no  circumscances  shall 
=ore  Chan  chircy  percent  (30'^)  of  the  annual 
dtscrihuclon  of  Trust  funds  be  allocated  for  cha 
'--enefic  of  such  moderate  to  middle  Income  restdencs. 

Secclon  2.2   Dlscr ibucable  .Amount 

During  each  year,  che  Truscees  may  disourse  as 
gifcs,  grants  or  secured  loans  an  amount  equal  co  che 
net  annual  Income  of  che  Trusc  plus  so  much  of  che 
principal  as  che  'ruscees  in  cheir  discreclon  mav 
Heem  co  be  vn  che  Hesc  inceresc  of  che  Trusc. 


Secclon  2.3   Purposes  o£  Dl 3 trlbucions 

All  dtscrlbuctona  or  diaburaemencs  of  chts  cruse 
shftll  be  aada  only  for  Che  purposes  sec  forch  in 
Article  I  of  chls  Declaration  of  Truac 

Section  2.'^   Mechoris  of  Dlsbursemenes 

Funds  aay  be  disbursed  co  Individuals  and  prlvaca 
or  public,  procic  or  noc - f or-?ro fie  developoenc 
enclclas,  '.n  C'-e  fora  ot  glfcs,  grancs  ,  secured  loans 
or  in  5uc'n  ocher  aanner  as  c'r.e  Trustees  ":ay  deea 
necessary  ^nd  appropriate  to  accoapllsh  che  purposes 
of  this  ""rust.   Prior  co  accepc'.ng  any  requesc  for 
f-^r.ds  .  c~a  Trustees  shall  ascabliin  written  .-.'.93  and 
r'?g'r  ar'.o-is  for  evaluating  ippli.:acion  '■.o  c~.e  Trui: 
for  funds,  -ind  for  Insuring  chac  che  funds  shall  le 
used  excluslvelv  for  che  purposes  of  chls  Trusc  and 
for  no  other  purpose.   A  copy  of  such  rules  and 
regulations  shall  be  filed  with  che  Cicv  Clerk  of  zr.e 
City  of  3cston. 
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Seccton  2.5   Ltaitae^on 


The  Truaceea  shall  aoc  engage  In  any  acclvlcy  and 
shall  noc  disburse  any  funds,  except  tn  a  manner 
constsEenc  wlch  che  requlremencs  of  che  Incernal 
Revenue  Code  of  195'i,  as  amended  (che  "Code),  oe  any 
sifflilar  provisions  of  subsequent  revenue  acts  as  chey 
aay  pertain  to  encldes  organized  and  operating 
exclusively  for  charitable  purposes,  and  In  a  manner 
consl'^cent  with  chapter  68  of  che  Massachusetts 
General  Laws. 
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ARTICLE  III 
BOARD  OF  TRUSTEES 


Seccion  3.1   Comoo3 Iclon 

Th«  Board  of  Tru3Cees  Cshe  "Beard")  shall  conslac 
of  seven  (7)  aembars  (tha  "Truaceaa")  who  shall  serve 
tn  a  fiduciary  capaclcy  wlchouc  compensacton; 
provider!,  however,  chac  each  Truscee  may  be 
relo'ourseri  by  c^.e  Trust  for  all  expenses  reasonably 
incurred  by  chea  in  Che  perforaanca  of  chelr  dudes, 
■"ne  3oar:i  shall  consist  of  che  following  persons, 
dach  of  whoa  shall  be  and  reaaJn  a  resident  of  che 
Ctcy  of  Boston,  while  in  office,  and  =ay  remain  in 
office  uncll  che  appoincaenc  and  quail ficaci on  of 
chelr  successor: 

(d)      ~he  Presiienc  of  :he  ^^oscon  Citv  Ccuncll  ex 
of  fie  io  or  his  or  her  '-'asignee  wno  snail 
also  be  a  2enber  of  che  Boscon  Cicy  Council; 
and 

(b)   "The  Collaccor-Treasurer  of  che  "icy  of 
Bo  scon  ex  ?  t"  f  i  c  i  o  ;  and 
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(c)   Flv«  (5)  Individuals,  destgnacad  by  Che 

Mayor  of  che  Clcy  of  Boacon,  who  shall,  co 
ch«  axcenc  possible,  ba  raflacclva  of  cha 
demographfc  composlclon  of  cha  Clcy  and  vho 
shall  have  experclse  and/or  experience  Ln 
law,  real  escaca,  housing,  finance,  or 
neighborhood  developoenc,  and  who  shall  ba 
familiar  wlch  Che  housing  needa  of  low  or 
aoderaee  'ncome  resldencs  of  ch«  City  of 
Boston. 


Section  3.2   "era 


The  cerns  of  che  office  of  each  Trustee  not 
serving  as  ex  ogf^'-clo  shall  be  cwo  (2)  years  and 
shall  expire  on  the  second  Friday  In  January  In  each 
even  numbered  year;  provided,  however,  chat  che  cara 
in  off'.ce  of  che  initially  appolnced  Truscees  shall 
expire  en  January  10,  1988.   Should  any  non  ex 
o  f flclo  Trustee  fall  co  accend  cvo  (2)  consecuclve 
quarterly  meetings,  he  or  she  shall  be  deemed  co  have 
voluntarily  vacaced  his  or  her  office  as  Trustee.   In 
che  event  chat  any  non  e^c  officio  Truscee  shall 
vacace  his  or  her  office,  withdraw,  resign,  die,  be 
removed,  becore  incaoac Icated  or  cease  co  hold  such 
position  wlchouc  -115  ;r  her  successor  assuming 


offtca,  a  subactcuta  Trustee  shall  be  appointed  by 
Che  Mayor  of  che  Clcy  of  Boston  tn  accordance  with 
Che  applicable  subsection  of  Section  3.1  hereof  to 
serve  for  che  unexpired  portion  of  such  Trustee's 
tern. 

Section  3.2,1   Fiduciary  Responsibility 

The  Trustees'  powers  are  exercisable  solely  In 
their  fiduciary  capacity  consistent  with  and  In 
furtherance  of  purposes  specified  In  Section  1.2  and 
not  otherwise. 

Section  3.3   Mana^ln^  Trustee 

The  Collector-Treasurer  of  che  City  of  3oscon  ex 
.:  fflcio ,  shall  serve  as  Managing  "ruscee.   The 
"Managing  ""rustee  shall  be  responsible  f-r  -aincainrng 
che  financial  and  other  records  of  che  Trusc  and 
administering  che  "rust  property  for  the  purpose  of 
preserving  or  anharc'.ng  cne  Trust  property,  vich  all 
che  r'ghcs  and  privllas?es  percafnlng  co  Trusc 
rianagetnent  vhlc-.  are  granted  co  a  cruscee  by  che  law 
of  che  Coomonwe^il  rn  of  Massachusetts ,  unless 
otherwise  rescr ic::?'-'  -iv  che  ceras  of  chis  Trust. 


-135- 


Sacclon  3.3.1   Secretary  and  Employeaa 

The  Trusceea  shall  appolnc  a  aecracary,  who  shall 
noc  be  a  Truste«,  and  such  ocher  employees  as  chey 
shall  deem  necessary,  who  shall  work  under  che 
supervision  of  Che  Managing  Truscee;  provided, 
however,  che  Truscees  shall  noc  expend  in  excess  of 
one  hundred  chousand  dollars  ($100,000)  annually  for 
salaries  and  adoiniscracive  expenses,  including  che 
cose  of  an  Independenc  audlc  as  provided  for  in 
Seccion  ■i.l  herein,  adjusted  wich  the  approval  of  che 
Boston  CLcy  Council  and  che  Mayor  of  the  City  of 
Boston  periodically  Co  reflect  inflation.   The 
secrecary  shall  '<eep  a  record  of  che  proceedings  of 
seecings  of  che  Trustees  and  shall  be  che  cuscodian 
of  books,  documencs ,  and  papers  f *  led  wich  ch<» 
Truscees . 

Seccion  3.3.2  Truscee ' ^  Powers 

In  extension  and  not  *n  limitation  of  che  common 
law  and  scacucorv  powers  of  cruscees  and  ocher  powers 
and  ILmicaclons  5<iC  forch  in  chis  Declaracion  of 
Trusc,  and  Truscaes  shall  have  Che  following 
d  Iscrecionarv  oo-ars- 
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(a)   To  racelva  and  accepC  property,  whether  real 
or  personal,  by  gtfc,  grant,  devise, 
approprladon  or  transfer  from  any  person, 
firm,  trust,  corporation  or  other  public  or 
private  entity,  including  without  llnltation 
grants  of  funds  payable  in  connection  with 
any  Housing  Payment  Exaction,  Housing 
Contribution,  or  Housing  Creation 
Contribution  pursuant  to  the  Boston  Zoning 
Coda,  to  be  held,  administered  and  disposed 
of  m  accordance  with  the  provisions  of  this 
Trust;  provided,  however,  that  no  gift, 
grant,  ■ievlsa  or  transfer  of  property  shall 
be  received  and  accepted  if  It  ^s  so 
conditioned,  in  the  opinion  of  the  Trustees, 
as  CO  Jeopardize  the  federal  Income  tax 
exemption  of  this  Trust  under  Section  501 
(c)  (3)  of  Che  Code,  as  now  in  force  or 
;ereafcar  amended. 

(b)      To  buy,  sell,  exchange,  cransfer  or  convey 
any  of  the  Trust  property  upon  such  ceras 
and  condic'-ons,  and  such  manner  ^nd  form  as 
he  or  she  shall  deem  best,  and  co  execute, 
acknowledge  deliver  and  record  any  contract 
or  oc^.er  L-iscruaent  relating  co  the  Trust 
proper cv  --ich  he  or  she  may  deem  necessary 
or  approo  r  •'  Ace  . 


(c)  For  accounctng  purposes  only,  to  deceralne 
CO  whac  extant  money  and  other  property 
cooing  into  his  or  her  possession  shall  be 
deemed  principal  or  Income,  and  to  apportion 
the  same  between  principal  and  income  as 
determined  by  him  or  her. 

(d)  To  determine  whether  expenses  Incidental  to 
the  administration  of  the  Trust  should  be 
borne  by  the  principal  or  Income  portions  of 
Trust  property,  and  to  apportion  the  same 
between  principal  and  Income. 

(a)   To  amortize  any  premium  on  any  bonds  leld  ^s 
part  of  the  Trust  property  or  to  refrain 
from  doing  so  as  ha  or  she  shall  determine. 

'  f^   To  retain  and  hold  any  st3C<,  '"'or.'i  :r  :;cr.er 
security  given  to  the  Trust  for  as  long  a 
period  as  deems  advisable  subject  to  any 

limitations  laposed  upon  such  gift. 
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(g)   To  Join  in  any  oerg«r,  consolldaclon  or 
reorganization  of  any  corporation  or 
association  whos«  aecurties  shall  be  held  as 
part  of  Trust  property;  to  pay  any  caLlj  and 
assessments  iaposed  upon  the  owner  of  such 
securites  as  a  condition  of  participating 
therein;  and  to  consent  to  any  contract, 
lease,  aortgage,  purchase  or  sale  of 
property,  by  or  between  such  corporation  and 
any  other  corporation  or  person. 

(h)   To  deposit  any  security  with  any  protective 
or  reorganization  committee  ind  to  delegate 
CO  such  committee  such  power  and  authority 
vich  relation  thereto  as  the  "Managing 
Trustee  aay  deem  proper,  and  C2  agree  zo 
pay,  and  to  pay,  out  at  the  procercy  oi   zr.Ls 
Trust,  such  portion  of  the  expenses  and 
compensation  of  such  committee  as  "".e  or  sne 
aay  deem  proper. 


(1)   To  voce  all  scock  and  co  ex«cuca  and  deliver 
proxies  or  powers  of  accorney  co  such  person 
or  parsons  as  cha  Managing  Truscea  may  deem 
proper,  granc^ng  Co  such  person  or  persons 
such  power  and  auchorlcy  wlch  ralaclon  co 
any  propercy  or  securlctat  ac  any  cine  held 
as  a  pare  of  che  Trusc  proparcy  as  che 
Managing  Truscee  shall  deaa  proper. 

fj)   "To  exercise  all  powers  and  rights  of 

subscrlpclon  or  ocher'vlse  which  In  any 
manner  arise  ouc  of  ownership  of  securices 
held  as  pare  of  che  Trust  propercy. 

(■<)   "To  compromise,  ^rbtcrace,  defend,  enforce, 
release,  seccle  or  oche-w'se  ac'usc  clal.ts 
in  favor  of  or  againsc  che  Trusc,  including 
clalras  for  caxes,  and  co  accepc  any 
propercy,  elcher  in  cocal  or  parcial 
saclsfaccion  of  any  f ndebcedness  or  ocher 
obligaclon  and,  subject  co  che  provisions 
hereof,  cj  concinue  co  hold  che  same  for 
such  peri::!  i^    cime  as  che  Trustees  =ay  deem 
appropr • ^-9 . 


(\)      To  borrow  money  for  such  periods,  ac  such 
races  of  tncaresc,  and  upon  such  cerms  as 
Che  cruscees  consider  advisable,  and  as 
securicy  for  such  loans  Co  mortgage  or 
pledge  any  real  or  personal  property  wlch  or 
wlchouc  power  of  sale;  Co  acquire  or  hold 
any  real  or  personal  property,  subject  co 
any  mortgage  or  pledge  on  or  of  property 
acquired  or  held  by  this  cruse. 

(u)   ~3  execute  and  deliver  deeds,  assignmencs, 
cransfers,  raorcgages,  oledges,  leases, 
covenancs,  contracts,  promissory  acces , 
releases,  and  all  other  instruments,  sealed 
or  unsealed,  necessarv,  proper  or  incldenc 
CO  any  cransacclon  In  which  chey  engage  for 
Che  accompl tshmenc  of  che  purpcses  of  cr.is 
crust  or  of  any  of  the  powers  herein  pranced. 

(n)   To  aaplov  a  bank  or  trust  company  as 

cuscodLdn  of  any  funds  or  securlces  and  co 
deldgace  co  'c  such  powers  as  cr.ey  ■ieens 
appropr iica  ,  co  hold  crusc  propercy  wlcnouc 
Lndlcacijn  ^:  fidjclary  capacicy  but  only  i.^ 


Ch«  n*ia«  of  a  reglacerad  nomln««,  provided 
Che  cruac  property  la  4C  all  does 
tdenclfled  as  such  on  che  hooks  of  che  Cruse 
and  CO  hold  any  securlcles  In  regl3Cered  or 
in  bearer  form;  co  keep  any  or  all  of  che 
cruse  propercy  or  funds  in  any  place  or 
places  In  che  Unlced  SeaCes  of  America;  co 
employ  clerks,  accouncancs,  tnvescmenc 
counsel,  InvesCaenc  agencs,  and  concracc  for 
any  special  crusc-relaeed  services,  and  Co 
pay  che  reasonable  coapensacion  and  expenses 
of  all  such  services  in  addicion  eo  Che 
compensacijn  of  che  cruscees. 

(o)      To  sell,  lease  or  exchange  any  personal, 

aixed ,  or  real  propercy,  ac  public  auccion 
or  by  privace  concracc,  for  such 
conslderacion  and  on  such  cerss  as  co  creci: 
or  otherwise,  and  Co  make  such  concraccs  and 
enter  inco  such  undercakings  relacing  co  che 
cruse  propercy,  as  chey  consider  advisaole, 
-  whecher  or  noc  such  leases  or  concraccs  "aay 
excend  '-^evond  che  duracion  of  che  cruse. 

(?)   To  -zi^e    i  -  i  cr  ibucions  in  cash  or  in  kind. 


(q)   To  hold  411  or  pare  of  ch«  cruse  fund 

uninvBscad  for  3uch  purposes  and  for  3uch 
timm   as  cha  crusceas  may  deao  appropriate. 

fr)   To  extend  che  clae  for  paymanc  of  any 
obllgaclon  co  cha  Trust. 

Section  3.3.2   Inscrucclons  co  Managing  Truscee 

Notwithstanding  the  foregoing.  If  cha  Board  by  a 
majority  vote  shall  direct  the  Managing  Trustee  In 
the  performance  of  any  of  che  foregoing  powers,  che 
Managing  Truscae  snail  follow  such  instruction. 

Section  3.4   Indemnification 

Neither  che  Managing  Truscee  nor  any  ocher 
Trustee  shall  be  liable  for,  and,  co  che  excenc  of 
its  assecs,  chis  Trust  shall  indemnify  such  person 
dga'.r.sc  any  liabilLcies,  including  accual  and 
reasonable  attorney's  fees  incurred  in    defending 
against  such  liablllcies,  arising  out  oi   his  or  her 
acclvicies  on  benalf  of  and  for  che  Trusc,  unless 
such  liablllcies  are  che  resulc  of  che  willful 
aisccnducc,  bad  faich  or   gross  negligence  of  such 
Truscee.   No  Truscee  shall  be  required  co  furnish  any 
bond  or  surecy  or  s-^a'-l  be  ILable  for  che  ace  or 
omnlsslon  of  any  tc'ner  Truscee.   The  Truscee  aay 
obcaln  insurance  -i-cn  respecc  Co  Trusc  accivicies  and 
pay  for  such  insurance  wich  Trusc  funds. 


Seccton  3.5   Meeelng3 

Th«  Board  shall  meec  annually  on  the  Monday 
following  cha  second  Friday  In  January  and  shall  hold 
ac  laaac  chrea  additional  quartarly  neaclngs  each 
year  ac  Intervals  of  approxlnacaly  chra«  oonchs  for 
Che  purpose  of  dlscrlbuclng  Trusc  funda ,  If  any, 
pursuant  eo  Article  II  hereof  among  eligible 
applicants  for  such  funds  as  the  Board  In  Its  sole 
discretion  aay  deceralna.   The  Board  nay  also  aeet  ac 
such  other  times  as  aay  be  deslgnaced  for  Special 
Meetings  by  the  Managing  Trustee- 
Any  quarterly  or  special  meeclng  shall  be  called 
by  •written  notice  from  Che  Managing  Trustee  received 
by  each  other  Trustee  at  least  seven  days  orior  to 
:he  iiza    scheduled  for  such  meeting  or  ■without  noc'ca 
If  such  notice  Is  waived  In  writing  by  all  Trustees 
and  such  waiver  filed  with  the  records  of  che  Board. 
Such  noclca  shall  sec  forth  the  date,  ciae  and  place 
of  aeeclng  and  concaln  an  agenda  of  all  actions  to  be 
brought  before  che  3oard. 
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Seccton  3,5.1  VoCe3 

Each  Truaca«  shall  be  entitled  co  one  (1)  voce  on 
each  aaccer  brought  before  the  Board.   Except  as 
otherwise  herein  provided,  the  Board  shall  act  by 
aajorlty  vote  of  the  Trustees. 

Section  3.5.2  Quorum 

A  quorum  shall  be  constituted  at  each  meeting  If 
at  least  four  ('*)  of  the  Trustees  are  present  in 
person. 

Section  3,5.3   Actions  Taken  3y  Written  Consent 

Anv  acc^.on  required  or  permitted  Co  be  caken  by 
z~.e    Board  aay  be  cal<en  wlchouc  a  meeting  if  all 
Truscaes  entitled  to  voce  consent  in  -wTl-ing  co  cne 
caking  of  such  action  without  a  meeting.  Such  wriccan 
consents  shall  be  creaced  for  all  purpsoes  as  a  voce 
at  a  meeting,  and  shall  become  part  of  the  permanenc 
records  of  cie  Board. 
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Secc'.on  3.6   Ochar  Mactars  Affecting  Che  Trust 

Froffl  cta«  CO  clme  by  aajorlcy  voce,  the  Truscees 
aay  adopc  such  wrlccen  rules  ,  ragulactons  and 
procedures,  noc  tnconstscenc  wtch  chts  Trusc,  for  che 
conduce  of  chelr  meecings,  Che  carrying  ouc  of  their 
duties  and  powers  hereunder  and  shall  in  any  event, 
prior  to  the  approval  of  any  Hiscributton  pursuant  to 
th*3  Trust,  adopt  such  rules  and  regulations  as  they 
aay  f^eem  necessary  to  carry  out  their  powers 
hereunder  In  accordance  with  applicable  law.   Such 
written  rules,  regulations  and  procedures  shall  be 
published  and  recorded  pursuant  to  Article  VI, 
section  6.4  herein. 

.^^TICLi  IV 
ACCOUN"S 

Section  4.1   Accounts 

The  Managing  Trustee  shall  submit  to  the  3oard  at 
the  annual  aeetin?  an  account  of  the  Trust  prepared 
'ty   an  Independent  cerrified  public  account  and  shall 
submit  copies  chereo-  co  the  Boston  City  Council, 
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Boscon  C1C7  Cl.rk,  and  Co  th.  Division  of  Public 
CharlCiaa  of  ch«  Offlca  of  ch«  Attorn.y  Ganaral  of 
th«  Commonw.«lth  of  M.ssachus.cta .  or  co  such  ocher 
offlc.  of  said  Comaonw.aLch  as  shall  b«  authorized  co 
recalva  accounts  of  public  charlclaa.   Said  account 
shall  ba  the  rasuU  of  an  IndapandanC  audit.   Such 
annual  account  shall  b«  publUhad  and  avallabla  to 
cha  public.   The  Trust  aay  charge  the  public  a 
nominal  fee  for  copies  of  the  annual  account. 

ARTICLE  V 
n IS SOLUTION  AMP  AMENDMENT 

Section  5.1   niaaolutlon  ^nd  Amendment  of  Trust 

:-.  is  intended  ch.t  this  Trust  shall  contfnue  in 
perpetuity;  provided,  however,  if  for  any  reason  ic 
becomes  impossible  to  do  so,  then  this  Trust  aiay  be 
terminated  upon  ananimous  vote  of  the  Trustees.  U 
for  any  reason  chis  Trust  is  voluntarily  or 
involuntarily  dissolved  or  wholly  inoperative,  all 
the  property  of  che  "rust  shall  be  distributed  co  che 
CUy  of  3oscon.  Z2   be  used  solely  for  the  purposes 
consiscent  wich  Sec-.on  1.2  of  this  Trusc. 


AiB«ndm«ncs  o£  chls  Daclaraelon  of  Trusc  3«y  b« 
oada  by  a.   ssajoricy  voce  o£  cha  Trusceaa;  providad, 
howavar,  chac  3uch  amandmants  do  noc  vloLaca  Che 
purpose  of  chls  Trusc  pursuanc  co  Sacclon  (1.2);  and 
provided,  further,  chac  Sacclon  (1.2)  Icsalf  shall 
not  be  amended. 

No  aaendtwnc  of  chls  Declaraclon  of  Trusc  shall 
auchorlze  che  Trusceea  Co  conduce  the  affairs  of  chls 
Trusc  In  any  nanner  or  for  any  purpose  concrary  Co 
cha  provisions  of  Secc^on  501  (c)  (3)  of  Che  Code. 
Any  aoendmenc  aada  pursuanc  co  chls  Arclcle  shall  be 
accached  co  each  original  councarpare  of  chls 
Inscrufflenc  and  shall  he  recorded  as  provided  In 
Sec  don  5.5  hereof. 
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ARTiaE  VI 
MISCELLANIOUS 


S«celon  6.1   Tides  and  Subeltlea 

Tielas  of  Che  arclciss  and  subelclea  for  ch« 
sacclona  ara  placad  herein  for  referenca  only,  and  In 
case  of  any  confllcc,  che  cext  of  chle  tn»tr\im«nc, 
ocher  chac  such  clclas  or  subelelaa,  3hall  b« 
concrolltng. 

Seccton  6.2  Governed  by  Ma33ac^useee3  Law 

This  Trusc  shall  ac  all  claes  be  governed  by, 
construed ,  regulated  and  administered  -'n  all  respects 
under  cne  laws  of  the  Coouaonwaalth  of  Massachusetts. 

Section  6.3  Counterpart  Copies 

This  Declaration  of  Trusc  nay  b«  printed  and 
executed  In  as  ::any  counterparts  as  deemed  desirable, 
each  of  which  shall  "^e  an  original  and  to  be  recorded 
as  herein  provided.   At  least  one  (I)  copy  shall 
always  be  kept  on  file  and  open  to  public  inspection 
in  th«  Office  of  the  Boston  Clcy  Clerk.    ^  J  ^ h  "^ 


S«celon  6.4  RacorHtng 

Executed  councerpercs  shall  b«  recorded  in  Che 
Office  of  Che  Boscon  Clcy  Clark,  che  Division  of 
Public  Chmrlclaa  of  che  Office  of  che  Accorney 
General  of  Che  Comaonvealch  of  Masaachuseccs ,  and  che 
Office  of  che  Secrecary  of  che  Cosaonwealch  of 
Massachuseecs.   Any  asendmeae  shall  Cake  efface  only 
when  so  recorded. 


IN  WITNISS  WHEREOF,  This  DecUraclon  of  Trusc  is 
hereby  nade  and  exacuced  aa  of  chls  .^____^^^____ 
dav  of  1986. 


Col leccor -Treasurer 
Ctcy  of  3oscon 


THE  COMMONVEALTH  OF  MASSACHUSETTS 


Suffolk,  ss._ _,  1985 


Than  personally  appaarad  eha  abova' 
namad  _^^_^________  ^^   his  capacity  as 

Collector-Treasurer  and  acknowledge  Che  foregoing 
Inscrumenc  co  be  his  free  act  and  deed,  before  sm. 


Mocary  Public 


My  Coanaisslon  Expires: 
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Text  Amendment  Application  No. 
Boston  Redevelopment  Authority 
Inclusionary   Housing 

To  the  Zoning  Commission  of  the  City  of  Boston: 

The  Boston   Redevelopment  Authority  petitions  to  amend  the  text  of  the  Boston 
Zoning   Code,   as  amended,    by  inserting  after  Article  28,   the  following   Article: 

Article  29 
INCLUSIONARY   HOUSING 
SECTION  29-1.      Statement  of  Purpose:      The  purpose  of  this  Article  is  to 
promote  the  public  health,   safety,   convenience  and  welfare;   to  prevent 
overcrowding  and  deterioration  of  existing  housing;   to  preserve  and  increase 
the  city's  affordable  housing  stock;   and  to  mitigate  the  impacts  of  market  rate 
housing  on  the  available  supply  of  low  and  moderate  income  housing.      The 
provisions  of  this  Article  are  designed  to  increase  the  available  supply  of  low 
and  moderate  income  housing  by  requiring  that  residential  developers  who 
obtain  increases  in  density  or  receive  other  zoning  benefits  shall  provide 
affordable  housing. 

SECTION  29-2.      Definitions:      The  following  words  and  phrases  shall   have  the 

meanings  indicated: 

A.       "Affordable   Inclusionary  Units,"   rental  or  market  units  for  which  the 

rent  (including  utilities)  or  the  mortgage  payments  (including   insurance, 
utilities,    real   estate  taxes  and  condominium  fees)   for  which  the  renting 
or  purchasing  household  is  responsible  shall   not  exceed  thirty  percent  of 
the  household's   income. 
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B.  "Boston    Region,"   the   Boston   Standard   Metropolitan   Statistical   Area. 

C.  "Certificate  of  Inclusionary  Housing  Compliance,"  a  certificate  approv 
by  the  Boston  Redevelopment  Authority  which  provides  legal  assuranc 
that  a  developer's  obligations  under  this  Article  will   be  satisfied. 

D.  "Developer,"  any  individual,  corporation,  business  trust,  estate  trusi 
partnership,   or  association,   or  any  other  entity  or  combination   there< 

E.  "Downtown,"  the  area  defined  by  the  boundaries  set  forth  in  Section 
of  the  Zoning  Code. 

F.  "Inclusionary  Unit"  shall  mean  any  affordable  inclusionary  unit  create 
compliance  with  this  Article. 

Gc  "Low  Income  Households",  households  whose  total  income  does  not  exc 
50%  of  the  median  income  of  households  in  the  Boston   region; 

H.       "Market  Units,"  any  dwelling   unit  available  for  purchase. 

I.        "Median    Income,"   the  income  set  forth   in  or  calculated   by   regulations 
promulgated  by  the  United  States   Department  of  Housing   and   Urban 
Development,    pursuant  to  Section   8  of  the  Housing   Act  of  1937,    as 
amended  by  the  Housing  and  Community  Development  Act  of  1974. 

J.  "Moderate  Income  Households",  households  whose  total  income  does  no 
exceed  80%  of  the  median   income  of  households   in   the  Boston   region; 
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K.       "Neighborhoods,"   the  entire  City  of   Boston   with   the  exception  of  the 
Downtown   and  Waterfront  areas. 

L.       "Upper-moderate   Income  Households",   households  whose  total   income  does 
not  exceed  110%  of  the  median   income  of  households  in  the  Boston 
region. 

M.       "Waterfront,"   the  area  defined   in  the  Appendix  to  this  Article. 

SECTION  29-3.      Covered   Projects.      The  following  residential  development 
projects  shall   be  Covered  Projects  and  shall   be  subject  to  the  requirements  of 
this  Article: 

A.  All   projects  in  the  Downtown  and  Waterfront  areas  l;hat  have  10  or  more 
dwelling  units; 

B.  All   projects  in  the  Neighborhoods  with: 

(i)    25  or  more  residential   rental   units,   or 
(ii)     10  or  more  Market  Units. 

SECTION   29-4.      Applicability.      No  conditional   use  permit,    interim   planning 
overlay  district  permit,    exception,    change  of  use  or  occupancy  permit,   or 
zoning   map  or  text  amendment  which   results   in:      an   increase  in   floor  area 
ratio  or  gross  floor  area;    an   increase  in   height;    an   increase  in   the  number  of 
dwelling   units;    a  decrease  in  the  amount  of  open   space;   or  a  decrease  in   the 
number  of  parking   spaces;    when   such   increase  or  decrease  exceeds   the  limits 
set  forth   in   the  Zoning   Code,    shall   be  granted  for  a   Covered   Project  unless 
the  Boston    Redevelopment  Authority   has   issued   a   Certificate  of   Inclusionary 
Housing   Compliance. 
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SECTION   29-5.      Affordable   Housing    Requirements.      All    Covered    Projects  ■ 
are  subject  to  Section   29-4  must  comply  with   the   requirements   set  forth 
below: 

A.  Ten  percent  of  the  dwelling  units  shall   be  set  aside  as  Affordable 
Inclusionary   Units. 

B.  Affordable   Inclusionary   Units  shall   be  sold   in   accordance  with   the 
following   ratio: 

(i)    Half  of  the  units  shall   be  set  aside  for   Low   Income   Households; 
(ii)     One  fourth  of  the  units   shall   be  set  aside  for  Moderate   Income 

Households; 
(iii)   One  fourth  of  the  units  shaM   be  set  aside  for  Upper-moderate 

Income  Households. 

C.  Affordable  Inclusionary  Units  shall   be  rented   in  accordance  with  the 
following  ratio: 

(i)    Half  of  the  units  shall  be  set  aside  for  Low   income  Households; 
(ii)     Half  of  the  units  shall   be  set  aside  for  Moderate   Income  Househc 

D.  Affordable   Inclusionary   Units  shall   be  comparable  to  the  non-inclusibi 
units  within  the  Covered   Project  with   regard  to  design,   appearance, 
services,   floor  area  and  bedroom  mix. 

SECTION   29-6.      Income   Eligibility:      For  purposes  of  renting  or  purchasini 
Affordable   Inclusionary   Units,    low,    moderate  and   upper-moderate  income 
households  shall   be  eligible  for  such   units  in   accordance  with  the  ratio  se' 
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forth   in   Section   29-5(B).      Buyers  of   Inclusionary  Market   Units  must  meet  the 
financial   eligibility   requirements  of  the  Massachusetts   Housing   Finance 
Agency. 

SECTION   29-7.      Restrictions:      The  Developer  of  a  Covered   Project  shall 
maintain  the  Affordable   Inclusionary  Unit  subject  to  the  restrictions  set  forth 
below: 

A.  Upon   construction  of  the   Inclusionary  Unit,    the  Neighborhood   Housing 
Trust,   as  defined   in  Section  26A-2(5),   or  its  designee,    shall   have  the 
first  option  to  purchase  Market  Units  or  to  lease  rental  units  for  an 
amount  consistent  with  Section  29-5.     This  option  shall   apply  to  the 
Initial  and  subsequent  sale  or  lease  of  the  Inclusionary  Unit  within  the 
time  limits  set  forth   in  paragraphs  (B)  and   (C)  below. 

B.  Rental   units  shall   be  maintained  as  Affordable   Inclusionary  Units  for  a 
period  of  ten  years  commencing  from  the  date  of  initial  occupancy  of  the 
unit.     A  ten  year  deed  restriction  shall   be  placed  on   Inclusionary   Rental 
Units  maintaining  the  affordability  of  those  units  within  the  guidelines 
set  forth   in  Section  29-5. 

C.  Market  Units   shall   be  maintained  as  Affordable   Inclusionary   Units  for  a 
period  of  thirty  years  commencing  from  the  date  of  the  initial   sale  of  the 
Inclusionary  Market  Unit. 

(i)    All    Inclusionary  Market  Units  shall   be  sold  with   a  thirty  year  deed 
restriction  which   Irmits  the  resale  price  to  an   amount  equal   to  the 
owner's   purchase  price   plus   5%  per  annum; 
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(ii)     Such   deed   restriction   shall   also   provide  the   Neighborhood   Housir 
Trust  or  its  designee  with   a   sixty  day  option   to  purchase  the 
Inclusionary   Unit  if  it  is  offered  for  sale  at  any  time  within  thir 
years  of  the  initial   purchase  of  that  unit. 

D.  The  option  to  purchase  or  lease  shall  extend  for  sixty  days  from  the 
date  the  Developer  notifies  the  Neighborhood  Housing  Trust,   during 
which  period  the  Neighborhood   Housing  Trust  or  its  designee  may   id« 
tify  a  qualified  buyer  or  renter  for  the   Inclusionary  Unit. 

E.  If  the  Neighborhood  Housing  Trust  fails  to  identify  such  a  buyer  or 
renter,   or  if  the  Neighborhood  Housing  Trust  does  not  exercise  its 
option  within  sixty  days  from  notification  by  the  Developer,   the 
Developer  shall   have  the  right  to  sell  or  lease  the  Inclusionary  Unit  f 
an  amount  consistent  with  Section  29-5. 

SECTION  29-8.     Administration:     The  Boston   Redevelopment  Authority  sha 
promulgate  rules  and  regulations  to  govern  the  issuance  of  Certificates  of 
Inclusionary  Housing  Compliance.     The  requirements  contained  in 
Sections  29-4,   29-5  and  29-6  shall   be  subject  to  revi«w  by  the  Boston 
Redevelopment  Authority  every  three  years  from  the  effective  date  of  this 
Article;   such  review  shall  take  note  of  the  supply  of  affordable  housing,   t 
rental  vacancy  rate,   and  the  overall  condition  and  strength  of  the  housing 
market. 
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SECTION   29-9.      Enforcement:      No  certificate  of  occupancy   shall   be  issued   for 
a  Covered   Project  by  the  Commissioner  of  Inspectional   Services  unless  all 
Inclusionary  Housing   Units  within  the  Covered  Project  are  eligible  for  a 
certificate  of  occupancy. 

SECTION  29-10.     Severability.      If  any  provision  or  section  of  this  Article 
shall   be  held  invalid  by  a  court  of  competent  jurisdiction,    such  provision  or 
section  shall   be  deemed  to  be  separate  and  apart  from  the  remaining 
provisions  or  sections  of  this  Article  and  such   remaining  provisions  and 
sections  shall  continue  in  full  force  and  effect. 
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APPENDIX   TO   ARTICLE  29 


The  Waterfront  area  includes  the  waterfront  of  East  Boston,  the  Inner  Hari 
South  Boston,  Dorchester  Bay  and  Neponset  River  and  Charlestown  and  is 
defined  by  the  following   boundaries: 

East  Boston  Waterfront 

Along  Chelsea  Street  from  the  Chelsea  River  to  East  Eagle  Street;  East  Eac 
Street  to  Glendon  Street;  Glendon  Street  to  Falcon  Street;  Falcon  Street  to 
Meridian  Street;  Meridian  Street  to  London  Street;  London  Street  to  Maveri 
Street;  Maverick  Street  to  Havre  Street;  Havre  Street  to  Sumner  Street; 
Sumner  Street  to  Orleans  Street;  Orleans  Street  to  Webster  Street;  Webster 
Street  to  Jeffries  Street;  Jeffries  Street  to  Maverick  Street;  southerly  on 
Maverick  Street  to  the  Harbor's  edge. 

Inner  Harbor  Waterfront 


From  the  intersection  of  the  centerline  of  the  North  Washington  Street  Brid 
and  the  north  seawall;  southeast  along  the  centerline  of  the  Bridge  to  the 
intersection  of  the  centerline  of  the  Bridge  and  the  south  seawall;  south- 
westerly along  the  seawall  until  a  point  of  four  hundred  feet  north  of  Caus 
Street;  at  the  centerpoint  of  the  North/  South  Fitzgerald  Expressway  until 
Causeway  Street'  northeasterly  along  the  centerline  of  Causeway  Street  unt 
Commercial  Street  northerly  by  Causeway  Street  to  Commercial  Street;  Comi 
Street  to  Atlantic  Avenue;   Atlantic  Avenue  to  Northern  Avenue. 

South   Boston   Piers 

From  the  intersection  of  Atlantic  Avenue  and  Northern  Avenue  along   North( 
Avenue  to  a  point  on  a  line  parallel  to  the  water's  edge  at  Fort  Point  Chan 
at  a  distance  of  thirty-five  feet  from  the  water's  edge;    southwesterly  along 
said  line  to  the  Dorchester  Avenue  Bridge;    southerly  across  said   Bridge  to 
point  on  a  line  parallel  to  the  water's  edge  at  the  southern   bank  of  Fort  Pc 
Channel   at  a  distance  of  thirty-five  feet  from   said  water's  edge;    northeast 
along   said   line  to  Northern   Avenue;    southeast  along  the  Northern   Avenue  t 
Viaduct   Road;    Viaduct  Road  and   C  Street  to   Bolton  Street-;    easterly  along 
Bolton   Street  to  Dorchester  Street;    north  along   Dorchester  Street  to  a  poin 
on  a   line  parallel   to   East  Second  Street  at  a  distance  of  one  hundred  fifty 
feet  south  of  the  centerline  of  East  Second  Street;    easterly  along   said  line 
Farragut   Road;    Farragut  Road  to  the  northerly  boundary  of  Marine  Park;   i 
along  the  northerly  boundary  of  Marine  Park  and  Castle   Island  to  the  east 
end  of  Castle   Island. 

Dorchester  Bay   Beaches  and   Neponset  River 

From  the  east  end  of  Castle   Island   along  the  northerly   boundary  of  Castle 
Island  and  Marine  Park  to   Farragut   Road;    Farragut   Road   to  William   Day 
Boulevard;   William   Day   Boulevard  to  Columbia   Road;    Columbia   Road  to  Old 
Colony  Avenue;    Old   Colony  Avenue  to  a   point  on   a   line  parallel   to  Savin  H 
Avenue  which   is   also  the   southerly   boundary  of  an   M-1    district   lying   nortin 
Savin   Hill;    easterly  on   said   line  to  Morrissey   Boulevard;    south  on  Morrisse' 
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Boulevard   to  the  northerly   boundary  of  Malibu   Beach   Park;    westerly   along 
the  northerly   lines  of  Malibu   Beach    Park  and  McConnell    Park  to  the  Southeast, 
Expressway;    northerly  along   said   Expressway  to  Bay  Street;    westerly  on   Bay 
Street  to   Dorchester  Avenue;    Dorchester  Avenue -to   Freeport  Street;    Freeport 
Street  to  Morrissey   Boulevard;    south  on  Morrissey   Boulevard  to  Victory   Road; 
west  on   Victory   Road  to  Houghton  Street;    southeast  on   Houghton   Street  to 
Pope's   Hill   Street;    easterly  by  Pope's   Hill   Street  to  Salina   Road   and   by  the 
southern   boundary  of  an    1-2  district  to  Morrissey  Boulevard;    along  Morrissey 
Boulevard  to  Gallivan   Boulevard;    Gallivan   Boulevard  to  a  point  of  an  extension 
to  Gallivan   Boulevard  of  an  M-1   district  boundary  line  in   Hallet-Davis  Street; 
south  on  said   line  and   Hallet-Davis  Street  to  the  old   Penn   Central   tracks; 
along  the  tracks  to  Granite  Avenue  and  continuing  along  the  northwest  boundary 
of  the  Metropolitan   District  Commission   Park   Reservation  to  Medway  Street; 
along  Medway  Street  to  Adams  Street;    Adams  Street  to  Dorchester  Avenue; 
and   Dorchester  Avenue  to  the  Milton   boundary   line.      The  Dorchester   Bay 
Beaches  and   Neponset   River  sub-area  defined   under  this  article  excludes  the 
Port  Norfolk   Interim  Planning  Overlay  District  established   in  Article  27A., 

Charlestown  Waterfront 

From  the  northernmost  point  of  the   Inner  Harbor  waterfront  boundary,   along 
a  straight  line  from  the  Bridge  to  the  easterly  most  point  of  the  Cambridge/ 
Boston  boundary  line;   to  Austin  Street;   northeasterly  by  Austin  Street  to 
Rutherford  Avenue;   easterly  along   Rutherford  Avenue  and   Front  Street  to 
northeasterly  along   Front  Street  to  Water  Street,   along  Water  Street  to 
Chelsea  Street;   east  on   Chelsea  Street  to  Medford  Street;   northwest  on 
Medford  Street  to  Sullivan  Square;   from  Sullivan  Square  northwest  on   Mystic 
Avenue  to  the  Somerville  boundary;    northeast  along  Somerville/  Boston 
boundary  and   Everett/Boston   boundary;    southwest  along   Everett/  Boston 
boundary  to  the  boundary  line  in  the  Mystic   River  and  along  the  latter 
boundary  line  to  the  Mystic-Tobin   Bridge. 
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DRAFT   5/7/S7 


DRAFT 

RULES  AND  REGULATIONS 

FOR  OPERATIONS  OF  THE 

NEIGHBORHOOD  HOUSING  TRUST 

OF  THE  CITY  OF  BOSTON 


For  consideration  Dy  tne  Neighborhood  Housing  Trust  at  a  ouDlic  ^earing 
on    y^rr   20,  1987. 


DRAI 


PURPOSE  AND  MANDATE  OF  THE  NEIGHBORHOOD  HOUSING  TRUST 


On  June  6,  1986,  the  Mayor  of  the  City  of  Boston  aporoved 
an  ordinance  passed  by  the  Boston  City  Council 
establishing  a  Neighbhorhood  Housing  Trust.   The  ordinance 
and  Declaration  of  Trust  establish  the  purposes  of  the 
Trust  as  to,  "promote  the  public  health,  convenience  and 
welfare  by  mitigating  the  extent  to  which  Boston's  low  or 
moderate  income  households  are  unable  to  afford  decent, 
safe  and  sanitary  housing  within  the  City  of  Boston. 
Toward  that  end  the  Trust  shall  help  to  create  and  retain 
the  supply  of  housing  for  low  or  moderate  income  residents 
of  the  City  of  Boston,  and  shall,  without  limitation, 
acquire  as  appropriate  real  property  to  construct  such 
housing  thereon..." 

While  the  ordinance  and  Trust  document  authorize  the  Trust 
to  receive  funds,  it  is  the  Boston  Zoning  Code  which 
creates  a  revenue  source  for  the  Trust  to  carry  out  these 
purposes.   Articles  26  and  26A  of  the  Boston  Zoning  Code 
obligate  developers  of  certain  large-scale  projects  to 
help  mitigate  the  impacts  of  large-scale  development  on 
the  available  supply  of  low  and  moderate  income  housing  by 
complying  with  the  "housing  linkage"  requirements.   As 
explained  below,  when  developers  choose  the  "housing 
payment  option"  for  fulfilling  these  requirements,  they 
must  make  a  stream  of  payments  to  the  Neighborhood  Housing 
Trust,  thereby  providing  the  Trust  with  funds  to  carry  out 
its  purposes. 
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II.   BACKGROUND:   THE  LINKAGE  REQUIREMENTS 
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Articles  26  and  26A,  and  each  project's  DIP  Agreement, 
afford  developers  two  methods  for  fulfilling  their  linkage 
responsibilities:   a  "Housing  Payment  Option"  to  be  met 
through  payment  of  a  Housing  Payment  Exaction  to  the 
Neighborhood  Housing  Trust,  and  a  "Housing  Creation 
Option"  to  be  met  through  directly  aiding  the  creation  of 
housing  for  low  and  moderate  income  people.   Developers 
may  select  one  of  these  options  or  a  combination  of  both 
options  to  meet  their  linkage  obligation. 


A.  THE  HOUSING  PAYMENT  OPTION 

Developers  choosing  to  meet  their  full  linkage  obligation 
through  the  Housing  Payment  Option  are  required  to  pay  to 
the  Neighborhood  Housing  Trust  a  Housing  Payment  Exaction 
equal  to  $5.00  for  each  square  foot  of  gross  floor  area 
(gsf)  in  excess  of  one  hundred  thousand  (100,000)  square 
feet  dedicated  to  office,  retail,  or  other  uses  specified 
in  Article  26. 

Article  26,  effective  December  29,  1983,  requires  that  the 
Housing  Payment  Exaction  be  paid  in  twelve  equal  annual 
installments,  the  first  installment  being  due  two  years 
after  the  issuance  of  a  building  permit  or  immediately 
upon  issuance  of  a  certificate  of  occupancy,  whichever 
occurs  first. 
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Article  26B,  which  was  enacted  simultaneously  with  Article 
26A,  establishes  an  additional  $1  fee  for  "jobs  linkage", 
payable  over  12  years  to  a  Neighborhood  Jobs  Trust. 
Receipt  and  expenditure  of  these  funds  are  outside  the 
scope  of  responsibility  of  the  Neighborhood  Housing  Trust. 


B.  THE  HOUSING  CREATION  OPTION 
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Regulations  adopted  by  the  Boston  Redevelopment  Authority 
on  April  17,  1986  establish  that  housing  creation 
proposals  will  only  be  considered  for  approval  by  the  BRA 
after  the  Neighborhood  Housing  Trust  has  had  the 
opportunity  to  review  and  recommend  approval  or  rejection 
of  the  proposal.   The  procedures  to  be  used  by  the 
Neighborhood  Housing  Trust  in  fulfilling  this  role  are 
described  below  in  Section  vi. 
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"Developer"  --  the  person  or  entity  seeking  to  create  one 
or  more  new  large-scale  commercial  real  estate 
developments  in  the  city  of  Boston. 

"Linkage  Obligation"  --  the  obligation  to  contribute  to 
the  supply  of  affordable  housing  required  by  the  developer 
of  each  Development  Impact  Project,  which  the  Developer 
shall  accomplish  by  means  of  the  Housing  Creation  Option 
and/or  by  means  of  the  Housing  Payment  Option.   Also  known 
as  the  DIP  Contribution,  the  DIP  Exaction  or  the 
Affordable  Housing  Exaction. 
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"Housing  Payment  Option"  --  a  means  by  which  a  Developer 
may  fulfill  its  Linkage  Obligation  through  the  payment  of 
a  Housing  Payment  Exaction  to  and  for  the  exclusive 
benefit  of  the  Neighborhood  Housing  Trust.   Also  known  as 
the  Housing  Contribution  Option. 


A^ 


"Housing  Payment  Exaction"  --  the  means  by  which  a 
Oevelooer  shall  satisfy  the  Housing  Payment  Ootion  through 
the  payment  of  a  sum  of  money,  the  amount  of  which  shall 
be  calculated  pursuant  to  Articles  26  and  26A  of  the 
Boston  Zoning  Code,  which  the  Developer  is  required  to  pay 
to  and  for  the  exclusive  benefit  of  the  Neighborhood 
Housing  Trust.   Also  known  as  the  Housing  Contribution 
Grant,  the  Housing  Contribution  Exaction,  the  Affordable 
Housing  Exaction  Payment,  or  the  Affordable  Housing 
Exaction  Money  Payment. 

"Low  Income  Households"  —  households  where  the  total 
income  of  the  members  thereof  at  initial  occupancy  does 
not  exceed  fifty  percent  (50%)  of  the  median  income  for 
the  Boston  Standard  Metropolitan  Statistical  Area  as  set 
forth  in  or  calculated  based  upon  regulations  promulgated 
from  time  to  time  by  the  United  States  Department  of 
Housing  and  Urban  Development  pursuant  to  Section  8  of  the 
Housing  Act  of  1937,  as  amended  by  the  Housing  and 
Community  Development  Act  of  1974. 

"Moderate  Income  Households"  --  households  where  the  total 
income  of  the  members  thereof  at  initial  occupancy  does 
not  exceed  eighty  percent  (80%)  of  the  median  income  for 
the  Boston  Standard  Metropolitan  Statistical  Area  as  set 
forth  in  or  calculated  based  upon  regulations  promulgated 
from  time  to  time  by  the  United  States  Department  of 
Housing  and  Urban  Development  pursuant  to  Section  8  of  the 
Housing  Act  of  1937,  as  amended  by  the  Housing  and 
Community  Development  Act  of  1974, 
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IV.   PROCEDURES  FOR  THE  ORGANIZATION  AND  STRUCTURE  OF  THE 
NEIGHBORHOOD  HOUSING  TRUST 


A.  STRUCTURE  AND  STAFFING  OF  THE  NEIGHBORHOOD  HOUSING  TRUST 


1.  Chair  of  the  NeighDorhood  Housing  Trust 
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2.  Appointment  of  a  Secretary 


The  Trustees  shall  appoint  a  secretary,  who  shall  not  be 
Trustee  and  who  shall  serve  at  the  pleasure  of  the 
Trustees.   The  secretary  shall  keep  a  record  of  the 
proceedings  of  meetings  of  the  Trustees  and  shall  be  a 
custodian  of  books,  documents,  and  papers  filed  with  the 
Trustees . 


3.  Other  Staffing  Needs 

The  Trustees  shall  determine  the  best  method  for  carrying 
out  those  responsibilities  of  the  Trust  which  require  or 
could  benefit  from  staff  assistance,  including  but  not 
limited  to  the  tracking  of  linkage  and  other  funds  due  to 
ti^e  Trust,  soliciting  and  reviewing  proposals  for  use  of 
Trust  funds,  reviewing  Housing  Creation  proposals,  and 
monitoring  projects  to  which  Trust  funds  have  been 
allocated. 

The  Trust  shall  attempt  to  minimize  the  amount  of  Trust 
funds  spent  upon  staffing  or  consultation  services,  so  as 
to  leave  the  maximum  funds  possible  for  distribution  to 
projects  which  develop  new  or  rehabilitated  housing.   To 
this  end,  the  Trustees  may  request  assistance  in  their 
duties  as  needed  from  the  City  of  Boston  Law  Department, 
the  Boston  Redevelopment  Authority,  the  Public  Facilities 
Department,  Mayor's  Office,  or  such  other  City  departments 
as  can  aid  in  developing  or  implementing  policies  of  tne 
Trust . 

In  no  case  shall  the  administrative  expenditures  of  the 
Trust,  including  the  cost  of  staffing  and  an  annual  audit. 


exceed  $100,000 
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8.  PROCEDURES  FOR  MEETINGS  OF  THE  TRUST 

i.  Meetings  are  Open  Public  Meetings 

Meeting  of  the  Trust  shall  be  open  public  meetings  in 
accordance  with  the  open  meeting  laws  of  the  Commonwealth 
of  Massachusetts  as  embodied  in  mGL  Chapter  30  s.23,  as 
amended . 

2.  Scheduling  of  Meetings 

The  Trustees  shall  hold  an  annual  meeting  on  the  Monday 
following  the  second  Friday  in  January  of  each  year,  and 
shall  also  hold  at  least  three  other  quarterly  meetings 
each  year.   The  Trustees  may  also  meet  at  such  other  times 
as  may  be  designated  for  Special  Meetings  by  the  Chair,  or 
by  vote  of  the  Trustees. 

3»  Notice  Provisions 

Quarterly  or  special  meetings  shall  be  called  by  written 
notice  from  the  Chair.   Such  notice  must  be  received  by 
each  other  Trustee  at  least  seven  days  prior  to  the  date 
scheduled  for  such  meeting,  unless  such  notice  is  waived 
in  writing  by  all  Trustees  and  such  waiver  is  filed  with 
the  records  of  the  Trust.   Notices  for  Trust  meetings 
shall  set  forth  the  date,  shall  state  the  time  and  place 
of  the  meeting,  shall  contain  an  agenda  of  actions  to  be 
brought  before  the  Trust,  and  shall  also  include  any 
appropriate  background  information  for  the  meeting, 

4.  Actions  Without  Meetings 

Any  action  required  or  permitted  to  be  taken  by  the  Trust 
may  be  taken  without  a  meeting  if  all  Trustees  entitled  to 
vote  consent  in  writing  to  the  taking  of  such  action 
without  a  meeting.   Such  written  consents  shall  be  treated 
for  all  purposes  as  a  vote  at  a  meeting,  and  shall  become 
part  of  the  permanent  records  of  the  Trust  upon 
announcement  of  the  occurence  of  such  a  vote  at  the  next 
public  meeting  of  the  Trust. 

5.  Meeting  Attendance 

Should  any  Trustee  other  than  those  serving  ex  officio 
fail  to  attend  two  consecutive  quarterly  meetings,  he  or 
she  shall  be  deemed  to  have  voluntarily  vacated  his  or  her 
office  as  Trustee,  and  his  or  her  office  may  be  filled  by 
the  Mayor  as  provided  by  the  terms  of  the  Trust. 
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6.  Quorum 


A  quorum  shall  be  constituted  at  each  meeting  if  at  least 
four  of  the  Trustees  are  present  in  person. 

7.  Voting 

Each  Trustee  shall  be  entitled  to  one  vote  on  each  matter 
brought  before  the  Trust.   Except  as  otherwise  provided 
herein  or  by  the  terms  of  the  Declaration  of  Trust 
Articles  I  or  II,  the  Trust  shall  act  by  majority  vote  of 
the  Trustees  present  and  eligible  to  vote. 

8.  Minutes  of  Trust  Proceedings 

The  secretary  shall  record  minutes  at  each  meeting. 
Minutes  shall  be  sent  to  each  Trustee  with  the  notice  and 
agenda  of  the  next  meeting.   Minutes  shall  be  accepted  or 
edited  by  Trust  vote  at  said  next  meeting,  and  shall  be 
filed  with  the  Trust  records. 


C.  PROCEDURES  FOR  COLLECTING  PAYMENTS  DUE  TO  THE  TRUST 

The  Managing  Trustee  shall  implement  procedures  to  ensure 
prompt  collection  of  housing  payment  exactions  due  to  the 
Trust . 

1.  Collection  of  First  Housing  Exaction  Payments  Due 

In  order  to  ensure  prompt  receipt  of  the  first  annual 
housing  exaction  payments  from  developers  obligated  by 
Article  26A  to  make  such  first  payment  at  the  time  of 
issuance  of  a  building  permit,  the  Inspectional  Services 
Department  shall  not  issue  a  building  permit  until 
satisfactory  evidence  of  receipt  of  said  first  payment  by 
the  Managing  Trustee  has  been  presented  or  a  Housing 
Creation  Agreement  has  been  signed  with  the  Boston 
Redevelopment  Authority.   Satisfactory  evidence  shall 
consist  of  a  true  copy  of  the  letter  from  the  Managing 
Trustee  to  the  developer  acknowledging  receipt  of  the 
payment . 

Similarly,  no  developer  obligated  by  Article  26  or  Article 
26A  to  pay  the  first  annual  housing  exaction  payment  upon 
issuance  of  a  certificate  of  occupancy  or  two  years  after 
issuance  of  a  building  permit,  whichever  is  sooner,  shall 
be  issued  a  certificate  of  occupancy  by  the  Inspectional 
Services  Department  until  satisfactory  evidence  of  receipt 
of  said  first  payment  by  the  Managing  Trustee  has  been 
presented  or  a  Housing  Creation  Agreement  has  been  signed 
with  the  Boston  Redevelopment  Authority. 
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2.  Collection  of  Subsequent  Housing  Exaction  Payments  Due 

In  each  subsequent  year  in  which  a  developer  is  obligated 
to  make  annual  housing  payment  exactions  to  the  Trust,  the 
Managing  Trustee  shall  send  a  bill  to  the  developer  at 
least  fourteen  days  prior  to  the  date  on  which  such 
subsequent  payment  shall  become  due.   Such  bills  shall 
indicate  the  amount  owed  and  the  date  on  which  payment  is 
due . 

3.  Interest  and  Penalties 

In  the  event  that  payments  are  not  made  in  a  timely  manner 
as  provided  in  the  Development  Impact  Project  Agreement, 
interest  shall  be  charged  the  developer  at  the  statutory 
rate.   A  statement  regarding  such  interest  charges  shall 
be  attached  to  the  letter  acknowledging  receipt  of  the 
first  annual  payment. 

4.  Enforcement  Actions  to  Collect  Payments  Due 

The  Managing  Trustee  shall,  after  a  majority  vote  of  the 
Trustees,  institute  proceedings  as  allowed  under  law  to 
enforce  collection  of  any  payments  due  to  the  Trust, 
including  any  unpaid  first  annual  exaction  payment  or 
unpaid  subsequent  annual  exaction  payments. 


0.  PROCEDURES  FOR  MANAGING  TRUST  CONTRIBUTIONS 

1.  Annual  Account  of  the  Managing  Trustee 

At  each  annual  meeting,  the  Managing  Trustee  shall  submit 
to  the  Trustees  an  account  of  the  Trust  prepared  by  an 
independent  certified  public  accountant  and  shall  submit 
copies  of  it  to  the  Boston  City  Council,  Boston  City 
Clerk,  and  to  the  Division  of  Public  Charities  of  the 
Office  of  the  Attorney  General  of  the  Commonwealth  of 
Massachusetts,  or  to  such  other  office  of  the  Commonwealth 
as  shall  be  authorized  to  receive  accounts  of  public 
charities.   The  account  shall  be  the  result  of  an 
independent  audit  and  shall  be  available  to  the  public. 
The  Trust  may  charge  the  public  a  nominal  fee  for  copies 
of  the  annual  account. 
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2.  Records  of  Trust  Property 


The  Managing  Trustee  shall  Keep  a  list  of  all  names  and 
amounts  of  donors  to  the  Trust.   All  Trust  orooerty  shall 
be  identified  on  the  books,  and  all  such  records  and  books 
shall  be  ooen  to  the  public  at  times  and  places  identified 
by  the  Managing  Trustee. 

3.  Procedures  for  Management  of  Money 

The  Managing  Trustee  shall  establish  the  procedures  for 
the  management  of  Trust  funds,  and  shall  report  annually 
on  such  procedures  to  the  Trustees.   Such  report  shall 
explain  how  the  Trust  funds  have  been  invested,  the  extent 
to  which  the  Managing  Trustee  has  delegated  financial 
management  responsibilities  to  an  outside  custodian,  and 
the  extent  to  which  the  Trust  may  borrow  against  Trust 
funds.   The  Trustees  may  at  any  time  by  majority  vote 
direct  the  Managing  Trustee  in  the  performance  of  duties 
related  to  the  management  of  Trust  funds. 
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PROCEDURES  AND  CRITERIA  FOR  DISTRIBUTION  OF  FUNDS 


A.  DETERMINATION  OF  FUNDS  AVAILABLE  FOR  DISTRIBUTION 

Prior  to  the  Trust's  annual  meeting  each  January,  the 
Managing  Trustee  shall  prepare  a  report  of  the  funds 
currently  available  to  the  Trust  and  the  funds  expected  to 
become  available  to  the  Trust  during  that  calendar  year. 
Funds  currently  available  shall  include  funds  previously 
accepted  by  the  Trust  but  not  yet  expended,  plus  any 
interest  earned  on  these  funds.   Funds  expected  to  become 
available  shall  include  all  housing  payment  exactions 
expected  to  become  due  in  that  year,  plus  any  other 
donations  due  to  the  Trust. 
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At  the  annual  meeting,  or  at  a  subsequent  meeting  of  the 
Trust,  the  Trustees  shall  determine  what  amount  of  these 
funds  it  is  in  the  best  interest  of  the  Trust  to 
distribute  in  that  calendar  year  and  how  and  when  to 
distribute  up  to  such  an  amount,  through  request  for 
proposals  funding  rounds  or  alternative  procedures,  as  set 
forth  below.   In  making  this  determination,  the  Trustees 
shall  consider,  among  other  factors,  the  amount  of  funds 
expected  to  be  available  in  subsequent  years,  the  number 
of  housing  creation  proposals  expected  in  that  year,  and 
the  Trust's  current  ability  to  obligate  funds  due  to  the 
Trust  in  future  years. 
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B.  AUTHORIZATIONS  NEEDED  PRIOR  TO  DISTRIBUTION  OF  FUNDS 

In  order  to  receive  needed  aoorovals  from  tt^e  City  Council 
and  the  Mayor,  the  Trustees  shall  at  their  annual  meeting 
request  that  the  Mayor  submit  to  the  City  Council  a 
oroDOsed  order  aooroving  the  acceptance  and  subsequent 
expenditure  of  all  housing  oayment  exactions  which  may 
become  due  from  developers  of  Oevelooment  Impact  Projects 
which  have  executed  Development  Impact  Project  Agreements 
with  the  Boston  Redevelopment  Authority  in  the  prior  year. 

The  Trustees  may  at  any  subsequent  meeting  of  the  Trust 
amend  this  request  or  make  further  requests  for  City 
Council  and  Mayoral  approval  of  funds  to  be  accepted  and 
expended  if  further  Development  Impact  Project  Agreements 
are  executed  during  the  year. 


C.  PROCEDURES  FOR  APPLICATION  FOR  FUNDS 

1.  Request  for  Proposals  Procedures 

The  primary  method  for  distribution  of  funds  shall  be 
through  "request  for  proposals"  competitions.   Such 
competitions  shall  be  initiated  through  issuance  by  the 
Trustees  of  a  request  for  proposals  soliciting 
applications  for  assistance  from  organizations  or 
individuals  that  wish  to  create  or  preserve  affordable 
housing  in  Boston. 

The  Trust  may  issue  a  request  for  prooosals  for  general 
housing  development  and  preservation,  or  may  issue  a 
targetted  request  for  prooosals,  which  requests  proposals 
featuring  only  particular  types  of  housing  development 
(e.g.  handicapped  housing)  or  particular  uses  of  funds 
(e.g.  loans  versus  grants)  that  the  Trust  determines  are 
of  particular  Importance  or  need  to  the  City  at  that  time. 

Request  for  proposals  shall  indicate  the  maximum  amount  of 
funds  expected  to  be  distributed  in  that  funding  round, 
where  and  in  what  format  proposals  can  be  submitted,  the 
date  upon  which  proposals  are  due,  whether  a  nominal  fee 
shall  be  due  upon  submission,  and  the  criteria  which  shall 
be  used  for  selecting  among  proposals.   Requests  for 
proposals  shall  afford  applicants  a  minimum  of  45  days  to 
submit  proposals  to  the  Trust. 
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E.  ELIGIBLE  PROJECTS  FOR  RECEIPT  OF  TRUST  FUNDS 


Projects  containing  owner-occuoied,  rental,  coooerative  or 
other  forms  of  permanent,  transitional,  or  temporary 
housing  may  be  eligible  for  receipt  of  Trust  funds, 
whether  they  are  developed  through  new  construction, 
rehabilitation  of  abandoned  housing,  conversion  of 
non-residential  property,  or  rehabilitation  of  occupied 
residential  property,  if  they  meet  the  following  criteria: 

1.  The  affordable  units  would  not  be  built  fiffiif'Tor  the 
Trust  funds  requested. 

2.  Trust  funds  shall  be  used  MiP^P^V:i|»»t s t  the 
affordable  units.   Projects  may  contain  units  to  be 
occupied  by  households  of  various  incomes,  but  Trust  funds 
may  not  be  used  to  directly  benefit  households  other  than 
those  occupying  the  affordable  units, 

3.  All  Trust  funds  shall  be  used  to  assist  the  creation 
or  preservation  o f  JBRgSf «§"..'  A  project  may  contain 
non-residential  uses,  but  Trust  funds  shall  not  be  used  to 
assist  non-residential  uses. 

4.  The  project  is  t3SBieteij»Iiy  feasible. 

5.  The  project's  applicant  has  ffllK'ffiPt't-soI '. 

6.  The  project  shall  be  managed  in  compliance  with  the 
provisions  of  the  fflKBK»r'38S* 'Oldlaance . 

7.  Housing  units  to  be  produced  or  rehabilitated  shall 
meet  the  requirements  of  the  $gEiep^'IJii»ltify  and  building 

8.  Housing  units  created  or  preserved  shall  be  made 
available  in  accordance  with  the  applicable  SBEF^o*j*lng 
atydr  fi^mr^'  cgipo^tooity  r»Quir9<>»»nts  as  provided  by  law. 

9.  Such  additional  criteria  as  the  Trust  may  establish  in 
a  request  for  proposals  or  alternative  application 
procedures . 
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F.  PROCEDURES  AND  CRITERIA  FOR  REVIEW  OF  APPLICATIONS 


1 


Review  Procedures 


The  Trustees  shall  review  all  aoolications  which  are 
aporopriately  submitted  to  the  Trust.   After  initial 
review,  the  Trustees  may  request  further  materials  to 
explain  or  modify  any  proposal  and  may  upon  request  allow 
proponents  an  opportunity  to  amend  their  applications. 

The  Trust  shall  hold  at  least  one  public  hearing  before 
each  distribution  of  funds.   All  proposals  deemed 
finalists  (or  all  proposals  if  the  Trust  does  not  choose 
finalists)  shall  be  afforded  a  public  hearing.  Public 
hearings  shall  allow  proponents  and  any  opponents  an 
opportunity  to  comment  on  the  proposals. 

After  accepting  and  reviewing  applications,  the  Trustees 
may  vote  to  approve  all,  some,  or  none  of  the  applications 
they  have  received. 

2.   Review  Criteria 

The  Trustees  shall  review  the  extent  to  which  eligible 
submitted  proposals  meet  the  following  review  criteria  in 
order  to  determine  which,  if  any,  best  meet  the  purposes 
of  the  Trust  and  the  needs  of  the  City. 

a)  The  number  of  affordable  units  to  be  developed. 

b)  The  amount  of  Trust  funds  requested  per  affordable  unit 
to  be  developed. 

c)  The  developer's  capacity,  determined  through 
consideration  of  the  developer's  past  history  in 
completing  projects  of  similar  scale  and  nature,  and 
for  developers  proposing  rental  housing,  the  property 
management  history  of  the  developer  and  management 
agent . 

d)  The  timeliness  with  which  units  shall  be  developed. 

e)  The  number  of  years  that  the  project  shall  maintain 
units  at  affordable  rental  or  sales  prices,  and  the 
strength  of  the  enforcement  mechanisms  offered  to 
ensure  this  long-term  af fordabil i ty . 

f)  The  number  of  the  affordable  units  that  shall  be  made 
available  to  low  income  households. 
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g)  The  extent,  if  any,  to  which  the  project  provides 

housing  for  special  needs  households  including,  but  not 
limited  to:   mentally  ill  and/or  physically  handicapped 
persons,  battered  women  and  their  children,  homeless 
individuals . 

h)  The  extent  to  which  the  project  shall  provide 

employment  for  local,  female,  and  minority  labor. 

i)  The  extent  to  which  the  project  shall  provide  financial 
or  managerial  participation  by  minority  business 
enterprises  or  women  business  enterprises. 

j)  Any  ongoing  or  reversionary  financial  or  ownership 
participation  in  the  development  offered  to  the  Trust 
which  may  enhance  the  resources  available  to  the  Trust. 

k)  The  extent  to  which  the  neighborhood  in  which  the 
Project  is  located  has  not  previously  received  Trust 
distributions. 

1)  Such  other  criteria  as  the  Trustees  may  establish  in  a 
request  for  proposals  or  alternative  application 
procedures . 


G.  PROCEDURES  FOR  MONITORING  USE  OF  TRUST  FUNDS 

The  Trustees  shall  require  recipients  of  Trust  funds  to 
enter  into  agreements  with  the  Trust  establishing  their 
obligations  to  use  Trust  funds  appropriately.   Such 
agreements  shall  also  establishing  reporting  requirements 
concerning  the  use  of  Trust  funds  and  shall  establish 
penalties  for  inappropriate  use  of  funds. 


H.  TECHNICAL  ASSISTANCE  IN  DISTRIBUTION  OF  FUNDS 

In  conformity  with  the  policies  established  in  Section  IV 
(A)(3)  above,  the  Trust  may  request  assistance  from   the 
City  of  Boston  Law  Department,  the  Boston  Redevelopment 
Authority,  the  City  of  Boston  Public  Facilities 
Department,  the  Mayor's  Office  of  the  City  of  Boston,  or 
such  other  agency  staff  or  outside  counsel  or  consultants 
as  the  Trustees  deem  necessary  and  appropriate  to  prepare 
requests  for  proposals,  review  applications  for  funds,  or 
otherwise  aid  in  the  establishment  of  funding  rounds,  the 
distribution  of  Trust  funds,  and  the  monitoring  of  Trust 
fund  distributions. 
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VI.   PROCEDURES  AND  CRITERIA  FOR  REVIEW  OF  HOUSING  CREATION 
PROPOSALS 

The  Housing  Creation  Option  offers  developers  the 
opDortunity  to  meet  their  housing  linkage  requirements  by 
directly  creating  or  aiding  in  the  creation  of  affordable 
housing.   Regulations  adopted  by  the  Boston  Redevelopment 
Authority  on  April  17,  1986  establish  that  each  housing 
creation  proposal  must  be  submitted  to  the  Neighborhood 
Housing  Trust  for  the  Trustees'  review  and  recommendation 
before  the  proposal  is  considered  for  approval  by  the 
Boston  Redevelopment  Authority. 


A.  PROCEDURES  FOR  REVIEW  OF  HOUSING  CREATION  PROPOSALS 

upon  receipt  of  a  completed  Housing  Creation  proposal,  the 
Managing  Trustee  shall  make  copies  available  to  all 
Trustees,  and  the  Chair  shall  schedule  a  public  hearing  on 
the  merits  of  the  proposal,  at  which  proponents  and  any 
opponents  of  the  project  shall  be  afforded  the  opportunity 
to  speak. 


3.   CRITERIA  FOR  REVIEW  OF  HOUSING  CREATION  PROPOSALS 

The  Trustees  shall  evaluate  the  merits  of  any  housing 
creation  proposal  submitted  for  its  review  according  to 
the  same  criteria  established  for  applications  for  receipt 
of  Trust  funds,  as  described  in  Section  V.(0),(E),  and  (F) 
herein,  as  amended. 


C.  RECOMMENDATION  CONCERNING  HOUSING  CREATION  PROPOSALS 

After  review  and  public  hearing,  the  Trustees  shall  make  a 
determination  concerning  the  overall  appropriateness  of 
the  proposal  and  may  recommend  to  the  Boston  Redevelopment 
Authority  approval,  with  or  without  conditions,  or  denial 
of  the  housing  creation  proposal.   If  the  Trust  makes  no 
recommendation  within  forty-five  calendar  days  of 
receiving  a  housing  creation  proposal,  the  Boston 
Redevelopment  Authority  may  after  public  notice  and 
hearing  take  final  action  on  the  Housing  Creation  Proposal. 
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VII,  AMENDMENTS  OF  RULES  AND  REGULATIONS 

The  Trustees  may  amend  these  Rules  and  Regulations  by 
inajority  vote  at  any  meeting  of  the  Trustees.    All 
written  rules,  regulations,  procedures  and  amendments 
shall  be  published  and  recorded  pursuant  to  Article  vi, 
section  6.4  of  the  Ordinance  establishing  the  Trust,  Title 
10,  City  of  Boston  Code. 
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Commum'ty-based   Initiatives  Program 


Introduction 

The  Public  Facilities  Department  (PFD)   has  two  financial 
assistance  programs  available  as  part  of  its  Community-based 
Initiatives  for  nonprofit,  community-based  development 
organizations   (CDOs). 

0       The  Management  Assistance  Program  (MAP)   provides 

financing  to  CDOs  for  project  managers  to  implement  a 
specific  real   estate  development  project. 

0       The  Technical  Assistance  Program  (TAP)  provides  funding 
for  the  initial   costs  associated  witli  packaging  a  real 
estate  development  project.     Eligible  costs  include 
appraisals,  architectural   and  engineering  studies, 
marketing  plans  and  options  for  purchasing  land  and/or 
buildings. 

All   work  directly  associated  with  projects  that  are  eligible 
for  Community  Development  Block  Grant  (CDBG)   funding  are 
eligible  for  financing  under  the  I'iAP  and/or  TAP,     The 
projects  must  primarily  benefit  low-  and  moderate-income 
persons,    in  accordance  witn  levels  set  for  Section  0  of  the 
1937  Federal   Housing  Act,   or  aid  in  the  prevention  or 
elimination  of  slums  and  blight. 

Funding  will   be  in  the  form  of  a  grant  with  a  recapture 
provision,  making  the  money  refundaole  to  the  PFD  \;iien  the 
permanent  loan  is  closed. 

The  maximum  amount  available  through  the  HAP  program  is 
$27,000.     Of  this,   no  more  than  $25,000  can  be  used  for 
project  manager's  sal  an,'  and  fringe  benefits.      A  maximum  of 
$2,000  in  MAP  funas  can  be  used  for  overhead  expenses. 

A  maximum  of  $25,000  is  available  through  TAP  for 
professional    services  used  in  conjunction  with  a  given 
project. 

Site  control /ownership  is  a  prerequisite  for  funding  for  both 
flAP  and  TAP,   except  in  cases  where  the  CDO  is  seeking  funds 
to   secure  an  option  on   the  property. 
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Proposals  are  evaluated  on  the  basis  of  program  and  agency 
eligibility;  financial  feasibility;  sounaness  of  project 
concept;  development  team  capability;  management  capability; 
prior  level  and  quality  of  performance;  public  benefit; 
readiness  for  construction;  and  need  for  project  management 
personnel  ana/or  financial  packaging  assistance.  CDOs  whose 
organizational  mission  is  neighborhood  development  will  be 
given  priority.  Neighborhood  uevelopment  includes  job 
creation  and  retention,  business  development,  and  housing 
activities.  Proposals  may  be  submitted  to  the  rjUEA  at  any 
time. 

The  Application  for  Financial  Assistance,  to  be  used  for  both 
MAP  and  TAP,  is  attached. 

For  more  information  ana  assistance,  contact  the  flAP/TAP 
Administrator  at  720-4300,  ext.  378,  or  by  writing  the 
MAP/TAP  Administrator,  Development  Division,  Public 
Facilities  Department  (PFD),  15  Beacon  Street,  Boston,  MA 
02108.  Applicants  are  encouraged  to  meet  with  PFU  staff  to 
discuss  their  proposals  before  completing  the  application. 


Map  and/or  TAP  funds  are  awarded  to  conmunity-based, 
nonprofit  development  organizations  which  comply  with  the 
criteria  for  eligibility  summarized  below.  Compliance  wi  tii 
criteria  does  not  insure  funding. 

A.  The  organization  must  be  an  incorporated  nonprofit 
organization  established  under  Massachusetts  General  Laws, 

B.  The  organization  must  be  development-oriented  and 
involvea  in  activities  contributing  to  neighoorhood 
development;  i.e.,  job  creation  and  retention,  business 
development,  and  housing  activities. 

C.  Priority  will  be  given  to  organizations  which  have  the 
following  characteristics: 

1.  The  CDO  operates  within  a  specified  geographic  area. 
The  area  is  defined  as  olighted  or  substandard  and/or 
it  has  a  median  income  of  below  80%  of  the  median 
income  for  the  City  of  Boston. 

2.  The  CDO  has  an  official  membership  which  is  open  t.o 
all  area  residents  lb  years  of  age  and  older. 

3.  The  CDO  has  a  board  of  directors,  a  majority  of  whose 
members  are  elected  by  area  resiaents  from  among  tiie 
CDO' s  membership. 
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D.  Organizations  which  do  not  meet  all    the  criteria  as 
delineated  in   "C"   (above)  will    be  given   secondary 
consideration.      In  these  cases,   the  CDO  has  the 
alternative  of  proving  that  it  has  a  successful    record   in 
real   estate  aevelopments  that  generate  substantial   public 
benefits,   particularly  for  low-  and  moderate- income 
Boston   residents. 

E.  The  organization  must  have  a  proven  capacity  to  handle 
its  administrative  activities.      It  must  either 
demonstrate  that  funding  for  its  executive  director  is 
secure  or  show  that  it  has  the  capacity  to  handle  daily 
organizational    tasks  over  the  course  of  the  project. 

III.       Eligible  Activities 

MAP  and  TAP  funds  may  only  be  used  for  activities  associated 
with  real   estate  projects.     Projects  may  be  commercial, 
industrial,   residential   or  mixed-use  developments. 

Both  MAP  and  TAP  must  be  used  by  a  CDO  for  activities 
directly  related  to  a  specific  development  project.     All 
costs  must  be  classified  as  "program  management"  under  CDBG 
regulations,   as  opposed  to  "administrative".     PFD  will    not 
consider  funding  any  proposal   which  contains  general 
administration,  oversight  or  planning  activities.     The  NDEA 
retains  the  right  of  final   determination  as  to  whether 
specific  projects  and  activities  drti  eligible. 

Public  benefits  must  be  generated  by  real   estate  projects  in 
which  HAP  and  TAP  funds  are  useu.     Public  benefits  may 
include:     the  creation/retention  of  permanent  jobs  for  low- 
ano  moderate-income  Boston  residents;   additiondl   property 
taxes  to  the  city;   the  provision  of  essential   neighborhood 
commercial    services;   the  creation  of  housing  units  for  low- 
and  moderate- income  Boston  residents;   the  reuse  of  vacant  or 
deteriorated  buildings  and  land;   ttie  potential    for  economic 
spin-off  and  leverage  of  additional   development  and 
investment  in  the  irrmediate  neighborhood;    the  elimination  of 
a  major  blighting  influence  in  the  neighborhood;  the  creation 
of  minority  business  opportunities. 

RAP   funds  are  awarded  only  to  CDOs  which  have  firm  evidence 
of  site  control .     Except  in  the  case  wnere  a  CDO  seeks   funds 
to  secure  an  option  on  a  property,   TAP  funds  are  awarded  only 
to  CDOs  which  have  firm  evidence  of  site  control. 


t^3- 


A.     Management  Assistance  Program     (MAP) 

MAP  provides  grants   (with  a  recapture  provision)    to  CLiOs 
to  hire  a  project  manager  to  oversee  the  implementation 
of  a  specific  real   estate  development  project  in  the 
CDO's  geographic  area.     The  activities  of  the  project 
manager  must  be  tied  directly  to  the  implementation  of  a 
project  and  be  past  the  point  of  conceptual   project 
planning  and  preliminary  feasibility  analysis. 

For  example,   eligible  activities  carried  out  by  the 
project  manager  might  include: 

0  securing  rehabilitation  financing 

0  preparing  loan  applications 

0  preparing  project  marketing  analyses 

0  estimating  rehabilitation  costs 

0  writing  work  specifications 

0  negotiating  with  private  and  public  funding  sources 

0  locating  tenants  and  pre-leasing  space 

MAP  funds  also  may  be  used  to  cover  specific 
project-related  overhead  costs.     The  NDEA  retains  the 
right  to  determine  the  amount  allocated  for  overhead 
costs,   and  also  may  detemine  that  no  fufids  be  allocated. 

Activities  carried  out  by  the  project  manager  which  arii 
considered  to  be  ineligible  are  those  which  are 
classified  as  planning,  policy  management,  capacity 
building,  or  administrative  under  CDBG  regulations.     Any 
activities  which  are  not  specific  to  your  project  are 
also  ineligible. 

For  example,   ineligible  activities  include: 

0  general   administrative  functions 

0  general    data  gathering 

0  preparation  of  feasibility  plans  or  studies 

0  functional    area  plans   (e.g.,    transportation  or 

economic  development) 

0  strategic  planning 

0  general   agency  goal -setting 

0  program  evaluation 

0  agency  accounting  functions 

0  general    public   relations 

Any  costs  associated  with  determining  a  possible  location 
or  use  for  a  proposed  project  are  planning  or 
administrative   in  nature,   and  are  thus   ineligible.      The 
PFU  will    demand  repayment  for  any  costs   incurred 
performing  ineligible  activities   (e.g.,   a  project  manager 
wnose  time  is   spent  on  agency  administrative  tasks). 
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B.     Technical   Assistance  Program     (TAP) 

TAP  provides  grants   (with  a  recapture  provision)   to  CDOs 
to  finance  the  initial   costs  associated  with  packaging  a 
comnercial ,   industrial,   residential,   or  mixed-use   real 
estate  development  project.     Only  those  activities  which 
are  directly  associated  with  a   specific  eligible  project 
and  which  are  mortgageable  will   be  considered  for 
funoing.      CDO's  must  demonstrate  in   the  application  that 
TAP  financing  is   "funding  of  last  resort'    for  their 
project. 

The  activities  listed  below  are  eligible  uses  for  TAP 
funds.     Priority  will   be  given  to  CDOs  seeking  assistance 
for  the  following: 

0  architectural   and  engineering  studies 

0  legal   work 

0  cost  estimates 

0  site  surveys 

0  appraisals 

Secondary  consideration  will   oe  given  to  CDOs  seeking 
assistance  for  the  following: 

0       packaging  development  proposals 

0       marketing  plans 

0       environmental    ana  historical    clearances 

TAP  funds     Iso  may  be  used  for: 

0       options  for  purchase 

IV.         Financial   Assistance 

The  goal   of  MAP  and  TAP  is   to  increase  the  ability  of 
nonprofit  community-based  developers   (CDOs)   to  compete  in  the 
real    estate  development  market  place.      Flexible   fii)<ancing   for 
front-end  project  costs   is  provided,   enabling  CDOs  to 
increase  their  staff  and  development  capability. 

CDOs  may  submit  MAP  and  TAP  applications  at  the  same  time. 
Generally,   TAP  funoing  precedes  MAP  because  TAP  may  be  usea 
for  more  preliminary  development  activities.      The  application 
for  both  prograns   is  the  same. 
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The  maximum  amount  available  through  KAP  is  $27,000  for  a 
period  of  one  year,  of  v;hich  $25, DUO  may  be  used  for  the 
salary  and  fringe  of  the  project  manager.  This  reflects  a 
full-time  work  schedule,  as  determined  by  the  FFD.  The  total 
amount  allocated  for  salary  and  fringe  is  negotiable  and 
varies  from  project  to  project.  All  funding  used  as  salary 
will  be  paid  on  an  hourly  basis.  Awards  for  part-time 
project  managers  are  also  made.  The  PFD  reserves  the  right 
to  review  tlie  resumes  of  final  candidates  for  project 
management  positions  in  order  to  ensure  that  tlie 
qualifications  meet  the  minimum  requirements  necessary  for 
the  job.  Managers  hired  will  be  eligible  for  two  weeks 
vacations  after  six  months  of  contract  ana  all  city  holidays. 

A  maximum  of  $2000  may  be  awarded  to  cover  project-related 
overhead  costs.   In  most  cases,  this  allocation  is  less. 
Costs  are  restricted  to  standardized  categories.  They  are 
reimbursed  on  a  monthly  basis  following  contract  negotiations. 

The  maximum  available  through  TAP  is  $25,000  per  CDO 
project.  While  TAP  funds  are  designed  to  be  used  in  tandem 
with  MAP,  they  are  not  restricted  to  MAP  award  recipients. 

Funding  for  both  I'iAP  and  TaP  is  in  the  form  of  a  grant.  The 
grant  is  recaptured  by  the  PFD  when  permanent  financing  is 
arrangeo.  In  cases  where  option  payments  are  available 
through  TAP,  the  option  must  be  negotiated  so  that  money  is 
refundable  to  the  PFD. 

If  a  project  aoes  not  go  forward  for  reasons  beyond  the 
control  of  the  CDO,  recapture  of  funds  shall  be  deemed 
infeasible  by  the  PFD.  A  deterrrn' nation  of  recapture 
infeasibil ity  will  result  given  the  following  circumstances: 

0   loss  of  site  control ; 
0   inability  to  secure  adequate  financing; 
0   other  circumstances  as  deemed  appropriate  by  the  PFD 
after  review. 

In  cases  where  site  control  is  lost,  all  TAP  funds  usea  for 
options  must  be  paid  back  to  the  PFD.  This  applies  under  all 
ci  rcumstances. 

A  determination  of  recapture  infeasibi 1 i ty  cannot  be  made 
prior  to  twelve  (12)  months  from  the  expiration  date  of  the 
MAP  and/or  TAP  contract.  The  attached  recapture  agreement 
details  more  specifically  the  responsibilities  of  the  CDO  as 
well  as  the  process  for  determining  recapture  infeasioil i ty. 
The  PFD  reserves  the  right  to  decide  whether  and  when  a 
determination  of  recapture  infeasibil ity  will  be  made. 


-U- 


The  PFD  encourages  supplementing  i'lAP  and  TAP  funding  with 
other  financing.  CDOs  are  encouraged  to  find  matching  funds 
from  other  public  and  private  sources.  CDOs  may  work  in 
partnership  with  for-profit  developers  and  still  receive  MAP 
and/or  TAP  funding. 

Selection  Criteria 

Projects  awarded  liAP  and/or  TAP  funds  must  satisfy  the 
following  criteria  as  determined  by  the  PFD. 

A.  Agency 

1.  Program  eligibility   (see  section  II  above) 

2.  Strong  management  and  financial   capabilities 

3.  Prior  level   and  quality  of  perforrnance 

4.  Need  for  funding 

B.  Project 

1.  Program  eligibility  (see  section  III  above) 

2.  Economic  feasibility  and  marketability 
3, Suitability  for  the  site  and  neignborhood 

4.  Other  public  and  private  conmitments 

5.  Firm  evidence  of  site  control 

6.  Realistic  scope  of  work  and  timetable 

7.  Strong  puolic  benefits,   including: 

a.  the  creation/retention  of  permanent  joos  for  low- 
and  Moderate-income  Boston  residents; 

b.  additional    property  taxes  to  the  city; 

c.  the  provision  of  essential    neighborhood 
commercial    services; 

d.  the  creation  of  housing  units   for  low-  and 
moderate-income  Boston  residents; 

e.  the  reuse  of  vacant  or  deterioratea  ouil dings  and 
land; 

f.  the  potential    for  economic   spin-off  and  leverage 
of  additional    development  and  investment  in  the 
immediate  neiglibortiooa; 

g.  the  elimination  of  a  major  blighting  influence   in 
the  neighbornood; 

h.     the  creation  of  minority  business  opportunities. 
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Projects  which   involve  the  creation  and/or  rehabilitation  of 
housing  must  aernonstrate  that  at  least  51 «  of  the  tenants  are 
lo'w-  ana  moderate-income  persons.     A  household  is  considered 
to  be  of  low  income   if  income  from  all    its  members  is  less 
than  50%  of  the  median  income  for  the  Boston  SflSA,   as 
established  by  tlie  U.S.   Department  of  Housing  &  Urban 
Development.     Moderate- income  households  are  those  v/ith 
income   from  all   members  totalling  less  than  80%  or  the  median 
for  the  Boston  SIISA.     Because  MAP  and  TAP  will   be  used  during 
the  early  stages  of  the  development  process,   and  generally 
prior  to  actual    tenant  selection,  the  PFD  will    require  CDOs 
to  sign  a  commitment  to  provide  housing  for  lov/-  ana 
moderate- income  persons.     Applicants  should  also  indicate  how 
the  tenant  selection  process  v/ill   be  carriea  out,   and  how 
]ou-  and  moderate- income  eligibility  will   be  documented.     A 
listing  of  income  levels  and  affordable  rents,   by  househola 
and  unit  size,   should  be  included  in  the  MAP/TAP  application 
(fdAP/TAP  Form  9). 

Prior  to  leasing  or  purchase,   the  PFD  will    require  that  tne 
MAP/TAP  recipient  certify  each  tenant.     The  COO  must  submit 
tenant  certification  forms  prepared  by  the  CDO's  management 
agent  or  prepared  by  the  mortgage  lender  for  each  tenant. 
Upon  submission  of  this   infonnation,   the  PFD  reserves  the 
right  to  inspect  the  management  agent's  or  CDU's  tenant 
records  for  income  verification  purposes. 

Projects  which  involve  job  creation  or  retention  must 
demonstrate  that  bl*   or  more  of  the  jobs  created  or  retain 
will    go  to  low-and/or  moderate-income  persons.      The  U.S. 
Department  of  Housing  ana  Urban  Development  (HUD)   uses  the 
following  criteria  to  determine  low-  and/or  moderate-income 
eniployi.ient  benefits: 

0       A  position  created  or  retained  must  have  an  annual    salary 
less  than  the  moderate  income  level    for  a  family  of 
four.      This  amount  is  currently  $Z7,2UO. 

0       Entry-level    positions  paying  over  $27,200,   but  with 
requisite  skill    levels   suitable   to  low-  ana 
moderate- income  persons,   are  considered  applicable 
towards  meeting  the  Sli.  job-creation/ retention  goal. 

0       Persons  classified  as  "economically  di saavantaged"  who 
fina  eniployr.ent  in   the  CLO's  project  are  also  considered 
eligible  towards  meeting  the  51  ^  job  creation  goal.     A 
person   is  consiaered  economically  disacvantagea  if  he  or 
she  has  an  income  less  than  the  JTPA  eligibility 
guiaelines,    is   receiving  or  has  a   househola  neriber 
receiving  welfare  payments,   is  receiving  food  stamps,   or 
has  a  foster  child  on  \ihQse  uehulf  state  or  local 
payments  ire  being  made. 
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The  low-and  moderate-income  goal  may  vary,  depending  upon  hov; 
mucn  project  space  is  devoted  to  activities  tiiat  directly 
benefit  low-to  moderate-income  persons.  The  PFD  will  also 
require  documentation  indicating  thai:  50%  of  jobs  createa 
will  go  to  Boston  residents,  25%  to  minorities  and  50%  to 
women.  Free  assistance  to  flAP/TAP  recipients  and  their 
tenants  will  be  provided  by  PFD  through  the  Boston  Job 
Exchange  (BoX),  an  affiliate  of  the  Mayor's  Office  of  Jobs 
and  Community  Services. 

VI.    Contracting,  iJudgeting,  and  Monitoring  for  HAP  Awards 

Contracts  between  PFD  and  award  recipients  must  conform  to 
HUD,  State,  and  City  of  Boston  regulations  and  procedures. 
Upon  selection  for  funding  under  MAP,  the  recipient  and  PFD 
will  negotiate  the  structure  of  a  final  budget.  The  City  of 
Boston  Code  requires  that  all  contracts  with  the  PFD  be 
cost-reimbursement  agreements.  The  PFD  will  reimburse  an 
award  recipient  only  upon  receipt  of  a  properly  completed 
invoice.  Expenditures  must  have  occurrea  during  the  dates 
covered  by  the  MAP  contract  period.  Under  no  circumstances 
may  ati  award  recipient  receive  an  advance,  because  of  the 
nature  of  implementing  real  estate  development  projects,  CDOs 
will  be  required  to  account  for  and  bill  the  project 
manager's  time  on  an  hourly  basis. 

Under  a  standard  contract,  recipients  will  be  required  to 
establish  and  maintain  on  a  current  basis  an  adequate 
accounting  system  on  an  accrual  basis  in  accordance  with 
generally  accepted  accounting  principles  and  standards.  A 
cash  basis  system  is  acceptable  as  long  as  accrual  reporting 
is  provided  a  timely  and  accurate  basis  by  modifying  the  casir 
accounting  method. 

PFD  may  require  the  recipient  to  util ize  forms  which  PFD 
provides  for  making  the  conversion  from  cash  to  accrual -based 
syster.is.  The  accounting  system  must  be  aaequate  to  enable 
the  preparation  of  financial  statements  for  submission  to  PFD 
on  a  curr-ent  and  timely  basis  and  to  provide  for  a  proper 
audit  trail  between  the  cash  and  accrual -based  systems. 

All  costs  must  be  supported  by  properly  executed  payrolls, 
time  records  (including  time  distribution  records  where 
appropriate),  invoices,  contracts  or  vouchers,  or  other 
official  documentation  evidencing  in  proper  detail  the  nature 
and  propriety  of  the  charges  in  conformance  with  PFD 
requirements.  All  checks,  payrolls  and  invoices  pertaining 
in  part  or  in  whole  to  this  contract  must  te   clearly 
identified  and  readily  accessible. 
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Prior  to  signing  a  contract,  the  i-lAP  award  recipient  will  be 
required  to  submit  a  Budget  Uorksiieet  (v/liich  will  project 
monthly  accrued  expenditures),  scope  of  services,  project 
timeline,  and  quarterly  goals  sutnr.iary  which  must  be  approved 
by  PFD.  This  information  must  have  final  approval  by  the 
MrtP/TAP  Administrator  within  30  days  after  receipt  of  the 
"award  letter.  Failure  to  do  so  may  result  in  the  termination 
of  the  award. 

Each  month  tfte  recipient  will  submit  a  Monthly  Performance 
Report  for  comparison  with  the  Annual  Performance  Worksheet 
and  the  Budget  Worksheet.  The  recipient  must  also  suomit 
quarterly  and  final  performance  output  goals.  Quarterly  and 
final  reports  based  on  the  goals  must  also  be  submitted  for 
review  by  the  PFD. 

Reimbursement  will  occur  monthly,  once  a  contract  has  been 
executed.  Upon  receipt  of  a  properly  completed  invoice,  as 
determined  by  the  PFD,  the  recipient  will  be  reimbursed  for 
the  previous  month's  costs.  Due  to  the  time  factor  involved 
in  executing  a  new  contract  and  processing  payments,  award 
recipients  must  be  prepared  to  incur  costs  for  up  to  three 
months  before  initial  reimbursements  from  the  PFD  are  maue. 

PFD  makes  regular  site  visits  to  monitor  project  progress  and 
award  recipient  performance.  Monthly  meetings  with  project 
managers  and  relevant  CDO  staf"r~to  assess  project  progress 
will  be  required"!  Monthly  meetings  will  be  hel  d.  with  award 
recipients  on  tne  same  day  at  the  same  time  eacn  month. 

VII.   Standard  Requirements 

Applicants  av^arded  MAP  and/or  TAP  financial  assistance  must 
comply  with  the  statutes  and  regulations  governing  the  use  of 
Federal  Community  Levelopment  Block  Grant  (CDBG)  funds.  The 
requirements  are  stated  below: 

a.  Federal  procurement  regulations  must  oe  follovveu  in  the 
use  of  these  funds  for  costs  incurred  for  professional 
services,  consultants,  and  otner  appropriate  categories. 
These  regulations,  found  in  Office  of  Management  and 
Budget  Circular  A-102,  basically  require  an  open  and 
competitive  process  in  order  to  insure  reasonableness  of 
cost.  "Costs  plus"  contracts  or  "percenrage-basea"  fees 
are  prohibited  under  federal  regulations.   In  cases  where 
TAP  funds  ire   used  for  technical  assistance  contracts  of 
$10,0C0  or  more,  federal  regulations  require  the  award 
recipient  to  place  services  out  for  public  bid. 

b.  Federal  environmental  clearance  procedures.  The  City  of 
Boston  prepares  an  environmental  assessment  leaaing  to  a 
"level  of  clearance  finding"  based  on  information 
provided  by  the  applicant.  Should  an  Environmental 
Impact  Statement  be  necessary,  the  applicant  is 
responsible  for  its  preparation. 
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c.  Federal  equal  employment  opportunity  and  affirmative 
action  requirements,  including  Title  VIII  of  the  Civil 
Rights  Act  of  1968  and  section  504  of  the  Rehabil ittion 
Act  of  1^73,  ano  all  other  Federal  and  local  regulations 
relative  to  the  use  of  CDBG  funds.  MAP  recipients  should 
advertise  for  project  managers  in  a  majority  and  a 
minority  newspaper. 

d.  Applicants  and  their  principals  must  be  current  in  their 
property  tax  payments  on  all  property  owned  within  the 
City  of  Boston. 

VIII.  Application  Process 

CDOs  may  submit  proposals  for  funding  at  any  time.  There  is 
a  single  application  for  both  f-lAP  and  TAP.  Only  complete 
applications  are  accepted.  Each  proposal  is  given  a  specific 
timetable  for  progress  toward  final  commitment  of  funds. 

All  prospective  applicants  are  requested  to  discuss  their 
proposed  project  with  PFD  staff  before  applying  for  MAP 
and/or  TAP.  Technical  assistance  is  available  from  PFD's 
Development  Division  throughout  this  application  process. 

The  Application  for  Financial  Assistance  is  attached.  Please 
complete  the  Summary  form  before  contacting  the  FFD  staff  for 
information  and  technical  assistance.  PFD's  Development 
Division  can  be  contacted  at  720-4300,  ext.  378. 
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MAP/TAP  Form  1 
SUMMARY 
MAP/TAP  APPLICATION 


1.   Applicant 


2,   Applicant  Address 


3.  Applicant's  Phone  Number 

4.  Project(s)  


5.   Project  Address 


Project  Census  Tract 


7.   Project  Type   (check  all  categories  that  apply) 

New  Construction 

Rehabilitation 

Commercial     ( Office   Retail) 

Industrial 


Residential    ( Rental   Condo  Co-op 


8.   Project  Activities  (list  amounts  for  all  that  apply) 

i MAP; 

project  management  (salary  &  fringe  benefits) 

project  related  overhead  costs 


TAP: 


funding  for  consultants  to  carry  out  the  following: 

architectural  and  engineering  studies 

legal  work 

cost  estimates 

site  surveys 

packaging  development  proposals 

appraisals 

marketing  plans 


other  funding  requirements 

environmental  and  historical  clearances 

options  for  purchase 

other  (define) 
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Expected  date  of  obtaining  site  control/ownership  of  property; 


10. 


Brief  description  of  project(s).   Describe  current  state  and  reuse  plans. 


11.   Project  Size 


Building  Floor  Area  (Gross  Square  Footage) 
Number  of  Stories 


12.   Project  Costs 


Acquisition 
Relocation 
Construction 
Related  costs 
Contingency 
TOTAL  COSTS 

13c   Proposed  Project  Funding 

SOURCE 


AMOUtn 


a) 
b) 
c) 
d) 
e) 


TOTAL 


14, 


Public  Benefits  Summary 


Permanent  jobs  created  or  retained 

Housing  units  for  low/moderate  income  residents 

Other  public  benefits  (specify) 
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MAP/TAP 
APPLICATION  FOR  FINANCIAL  ASSISTANCE 


In  no  more  than  ten  pages,  briefly  respond  to  each  of  the 
following.   Please  type  your  response  separately  and  attach  it  to 
this  application.   Submit  five  copies  of  the  completed  application. 


Agency  Information 


Submit  a  copy  of  the  CDO's  By-Laws,  showing  that:  a)  the  CDO 

is  a  non-profit  under  Massachusetts  General  Laws;  b)  it 

operates  in  a  specified  geographic  area  (attach  a  map); 

c)  it  has  an  official  membership  open  to  all  area  residents 

age  18  and  over;  and  d)  the  majority  of  its  board  of 
directors  are  elected  by  residents  who  are  members.   Include 
organization's  Federal  identification  number. 


2.   Demonstrate  that  the  CDO  has  had  real  estate  development 
experience  and  that  it  has  had  a  history  of 
successful/completed  projects.   Show  that  the  real  estate 
development  has  generated  public  benefits,  particularly  for 
low-  and  moderate-income  people. 


3.   Show  how  the  proposed  project  supports  the  CDO's 
neighborhood  development  goals. 


Show  that  funding  for  the  executive  director  of  the  CDO  is 
secure  and/or  that  the  CDO  has  the  capacity  to  handle  daily 
organizational  administrative  tasks  over  the  course  of  the 
project.   Describe  the  CDO's  current  staff,  their  activities 
and  their  relevant  real  estate  development  expertise. 


List  names  and  addresses  of  Board  members  and  their 
expertise  and  tenure.   Describe  their  level  of  involvement 
in  the  CDO's  activities. 


Describe  the  characteristics  of  the  CDO's  membership  (e.g. 
total  number,  sex  and  race). 


7.   Show  that  the  CDO  is  current  on  property  tax  payments  for 
all  property  owned  within  the  City  of  Boston.   List  all 
properties  owned  by  the  CDO.   Give  the  address,  ward,  parcel 
number,  and  tax  status  for  each  property. 
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II .   Project  Information 


1.   Describe  the  proposed  project.   What  are  the  current  uses  of 
the  property  and  the  reuse  plans? 


2.   Show  that  the  project  is  past  the  point  of  conceptual 

planning  and  preliminary  feasibility  analysis  as  evidenced 
by  the  steps  initiated  to  date  (e.g.,  plans  and 
soecif ications  or  initial  cost  estimates). 


3.   Provide  evidence  of  site  control  for  the  property.   Discuss 
the  steps  taken,  including  the  type  of  control  (title  owner, 
purchase  and  sales  agreement,  option,  public  agency 
designation,  or  other)  and  the  date  on  which  site  control 
was  obtained. 


Demonstrate  that  the  proposed  "use  is  suitable  for  the  site 
and  that  there  is  justification  for  that  use  (e.g.,  a 
feasibility  study) . 


5.   Attach  a  detailed  schedule  for  project  implementation.   If 
applying  for  MAP,  provide  a  detailed  work  schedule  for  the 
project  manager  over  the  period  of  MAP  funding  (6,  9,  or  12 
month  schedule) . 


Justify  the  need  for  funding.   For  MAP,  show  the  need  for 
project  management  personnel  and  overhead  costs.   For  TAP, 
show  that  other  public  and  private  financing  is  unavailable. 


Outline  the  funding  status  of  the  project.   Show  that  the 
COO  has  identified  and  negotiated  with  likely  funding 
sources  and  that  MAP  and/or  TAP  funds  will  leverage  and 
complement  other  project  resources-. 


Attach  a  list  of  at  least  three  organizations  and  the 
contact  people  there  which  will  provide  references  for  you 
to  establish  that  you  have  a  successful  track  record  in  real 
estate  development.   Two  of  the  references  should  be  private 
lenders  (e.g.,  banks)  and  one  should  be  a  public  funding 
agency  (federal,  state,  or  local). 


Attach  census  tract  location  of  proposed  project. 
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MAP/TA?  Focm  2 


FORM  2.    Agency  Fiscal  Year  Budget: 


Agency  Name: . . 

Prepared  by: . . '  Title; 

Approved  by: , . '  Title: 


REVENUES: 


Prior  year         Current  Projected* 


Public 

Federal 

State 

City 
Foundations/Charities 
Project  Income 
Other 
TOTAL  REVENUES 


OUTLAYS: 

Staff  Salaries/Wages 

Fringes 

Professional  Services 

Office  Supplies 

Travel 

Equipment 

Occupancy  Cost 

Other 

TOTAL  OUTLAYS 


REVENUE  STATUS  (Rev.  -  Out) 


Explanation  of  major  increases  or  decreases; 


*Do  not  include  MAP/TAP  funding. 
MAP/TAP  2. 
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MAP/TAP  Form  3 


FORM  3.     MAP  Budget 


Agency  Name: 

Prepared  by:  _^ .   Title: 

Approved  by:  t   Title: 


Contract  period; 


PROJECT  MANAGER:  months;  ^hours  9  $  ^/hour 

Salary  $ 

Fringe  { %)  


OVERHEAD  COSTS 

Maximum  of  $2000 
( includes  rent, 
utilities,  telephone, 
typing,  supplies) 


TOTAL  MAP  BUDGET 


Anticipated  date  of  repayment: 


*Note  that  the  project  manager's  salary  will  be  on  an  hourly  basis. 


MAP/TAP  3o 
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MAP/TAP  4 


FORM  4.     TAP  Budget 


Agency  Name: 

Prepared  by:  ,  Title: 

Aoproved  by: ,  Title: 

Contract  period:  to 


PROFESSIONAL  SERVICES 

Architectural  &  Engineering 

Appraisals 

Marketing 

Legal 

Packaging 

Cost  Estimates 

Site  Surveys 

Other 


FEES  &  OPTIONS 

Environmental  & 

Historical  Clearances 
Oot ions 


TOTAL  TAP  BUDGET 


Anticipated  date  of  repayment: 


MAP/TAP  4. 
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MAP/TAP  Form  5 
FORM  5.    Development  Pro  Forma 


Agency  Name:  

Project  Location: 


Acquisition  Cost 

Relocation  Cost 

Construction  Cost 
New  {$  /GSF)- 
Rehab  ($  /GSF) 
Site  Preparation 

&  Demolition 
Parking  ($ 

per  space) 
Site  Improvements 
Total 

Related  Costs 

Architect/Engi- 
neering 

Legal 

Accounting 

Developer 

Other  Fees 

(please  specify) 

Construction  Loan 
Interest  (  mos 
@   %  on  $     ) 

Real  Estate  Taxes 
( construction 
period) 

Insurance 

Title 

Rent  Up/Marketing 
Total 

Contingency  (   %  of 
$       ) 
Total  Development 
Cost 


Commercial       Industrial     Residential     Totals 


Detail  the  method  by  which  MAP  and/or  TAP  funds  will  be  repaid  to  the  NDEA; 
under  which  categories  on  this  pro  forma  are  these  funds  included? 


YAP/TAP  5< 
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MAP/TAP  Form  6 


FORM  6. 


Operating  Pro  Forma 


Agency  Name:  

Project  Location: 

YEAR 


Commercial  & 

Industrial 

Income 

Office  { 

NSF  @  $ 

/NSF) 

Retail  ( 

NSF  @  $ 

/NSF) 

Indus.  ( 

NSF  @  $ 

/NSF) 

Parking( 

NSF  9  $ 

/NSF) 

Residential 

Income 

Unit 

Type     # 

Rent/Y 

ear 

Gross  Potential  Income 


Vacancy 


Office  ( 

Retail  ( 

Industrial  ( 

Residential  ( 

Total 


%) 
%) 


Effective  Gross  Income 

Operating  Expenses 

(cost  to  management) 

Management 

Maintenance 

Cleaning/Trash 

Heat 

Electric 

Insurance 

Legal  &  Accounting 

Water  &  Sewer 

Reserve 

Other  (please  specify) 

Total 

REAL  ESTATE  TAXES 
NET  OPERATING  INCOME 
DEBT  SERVICE 
CASH  FLOW 


)  ( 
J  ( 
)  ( 


)  ( 
J  (. 
)  ( 


.)  ( 
j  (. 
)  ( 


.)  (. 
.)  (. 
")  (' 


MAP/TAP  5. 
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MAP/TAP  Form  7 


PUBLIC  BENEFITS 
Project     - 


1.   Primary  Public  Benefits 

{ a)     Permanent  Job  Creation  or  Retention 

Number  of         Wage       Number  of         Wage 
Title  of  Job   Full-Time  Jobs    Level      Half-Time  Jobs     Level 


Identify  those  jobs  that  will  be  available  to  low-  and 
moderate-income  residents  of  Boston. 

(b)    Number  of  construction  (temporary)  jobs  created: 


2«   Economic  Soin-Off:   identify  the  additional  private  investment  in  the 
immediate  neighborhood  that  is  expected  to  occur  if  this  project  is 
implemented.   Also,  describe  the  importance  of  this  project  for  the 
revitalization  of  the  neighborhood. 


3.   Essential  neighborhood  services  to  be  provided  by  this  oroiect 


4.   P.euse  of  vacant  or  underutilized  property; 


Increase  in  tax  base 

Present  taxes  on  this  property  $_ 
Estimated  new  taxes  $_ 

Net  taxes  $ 


MAP/TAP  7 
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MAP/TAP  FORM   9 


TENANT/BUYER  INCOME  VERIFICATION  FORM: 


Project : 


HOUSING  UNITS 


INCOME  LEVELS 


BR  Size 


Low  Income 


Check  one: 


Tenant 
Buyer 


Moderate  Income 


TOTAL  HOUSING  UNITS  AVAILABLE 


Market  Rate 


Verified  by: 


Date: 


(Applicant) 


0311U/3466U 
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TENANT  CERTIFICATION  PROCEDURES 


The  Developer,  acting  through  his/her  Management  Agent,  will 
advertise  and  otherwise  market  rental  units  to  prospective  tenants 
who  meet  the  following  threshold  requirements: 

At  least  51%  of  the  total  units  have  households  whose 
gross  income  does  not  exceed  80%  of  the  Boston 
S.M.S.A.  median  income  for  the  appropriate  number  of 
persons  per  unit. 

In  accordance  with  this  requirement,  the  Developer,  acting  through 
his/her  Management  Agent,  will  select  tenants  for  specific  units. 
Prior  to  signing  a  lease,  each  tenant  must  be  certified  as  eligible 
by  the  City's  (  BFD  )  MAP/TAP  Project  Manager  and/or  the 
Assistant  Director  for  Development  Management. 

Once  a  tenant  is  selected,  and  employment,  income,  and  credit 
history  verified  to  the  satisfaction  of  the  Management  Agent,  the 
Developer,  acting  through  his/her  Management  Agent,  will  submit  a 
brief  TENANT  CERTIFICATION  Form  to  the  PFD  for  certification. 

This  TENANT  CERTIFICATION  FORM  (attached)  will  include  the  following 
information: 

o  unit  number; 

o  size  of  household; 

o  income  of  household; 

o  size  of  unit  rented; 

o  monthly  rent  for  unit; 

o  general  demographic  information,  including  sex,  race, 
elderly  or  handicapped  characteristics. 

The  TENANT  CERTIFICATION  FORM  will  be  signed  by  the  Management  Agent 
and  the  Project  Manager  or  Assistant  Director  for  Development 
Management  at  the  PFD. 

A  tenant  may  not  enter  into  a  lease  until  his/her  TENANT 
CERTIFICATION  FORM  has  been  signed  by  all  parties,  and  a  copy 
returned  to  the  Management  Agent  for  inclusion  in  the  on-site  tenant 
file.   In  order  to  expedite  this  process,  the  PFD  will  make  every 
effort  to  return  these  forms  within  24  hours  of  receipt.   Under  no 
circumstances  will  verbal  approval  be  granted  without  prior 
submission  and  written  approval  of  the  TENANT  CERTIFICATION  FORM. 

During  the  rent-up  period,  PFD  will  review  quarterly  the  on-site 
tenant  files  for  verification  of  the  information  submitted  on  the 
TENANT  CERTIFICATION  FORM. 
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Attachment  II 


TENANT  CERTIFICATION  FORM 


DATE: 
UNIT: 


PROPOSED  TERM  OF  LEASE; 
PROPOSED  UNIT  SIZE: 


PROPOSED  MONTHLY  RENT: 


t  OF  PERSONS  IN  HOUSEHOLD: 
GROSS  HOUSEHOLD  INCOME:  _ 
INCOME  VERIFIED  VIA: 


HOUSEHOLD  INCOME  AS  A  %  OF  BOSTON  SMSA  MEDIAN 

DEMOGRAPHIC  INFORMATION 

Race:  

Sex: 


Elderly:    Yes     No 
Handicapped:    Yes    No 


CERTIFIED  AS  CORRECT: 


Management  Agent  Date 


City  of  Boston,  pfd  Date 

Project  Manager,  _o£ 
Assistant  Director  for  Development  Management 


0001U/2050U 
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RECAPTURE  AGREEMENT 

beti.'een 

City  of  Boston,  Public  Facilities  Department  (PFD) 

and 


The  City  of  Boston,  Public  Facilities  Department  (PFD)  enters  into  this 

"Recapture  Agreement"  with (hereinafter  referred  to 

as  Recipient)  through  this  document.  Recipient  has  been  awarded  a  Management 
Assistance  Program  (MAP)  and/or  a  Technical  Assistance  Program  (TAP)  contract, 

effective  from  (dates) to  . 

This  award  was  made  for  activities  described  within  the  contract's  scope  of 
services. 

Recipient  agrees  that,  within  thirty  (30)  days  of  permanent  financing  loan 
closing  for  the  project  as  described  in  the  scope  of  services  for  said  contract. 

Recipient  will  repay  to  the  PFD  the  sum  of  $ .  Recipient  further 

agrees  that,  if  permanent  financing  occurs  and  tiie  repayment  of  $ does 

not  occur  within  thirty  (30)  days,  interest  will  be  due  and  payable  along  with 
the  principal,  such  interest  to  be  at  prime  rate  (as  defined  within  the  contract) 
on  the  total  amount. 

If  permanent  financing  is  not  obtained  within  one  year  (12  months)  of  the 
temi nation  date  of  the  MAP  and/or  TAP  contract  and  if  any  of  the  following 
conditions  also  exist,  PFD  may  make  a  determination  in  writing  that  recapture  is 
not  feasible  and  repayment  will  not  be  required: 

1 .  loss  cf  site  control ; 

2.  inability  to  secure  adequate  financing  cornmituents; 

3.  other  circumstances  as  deemea  appropriate  by  PFD 

after  review. 

A  determination  that  repayment  will   not  be  requireu  shall    not  take  place 
prior  to  twelve   (12)  months  from  the  expiration  of  the  contract.     After  that 
time.   Recipient,   in  consultation  with  PFD,  may  initiate  a  determination  of 
recapture  infeasibil ity.     Upon  receipt  in  writing  of  a  request  for  such  a 
determination  from  Recipient's  Board  of  Directors  and  after  approval    by   the 
PFD's  Chief  Fiscal    Officer  and  the  Deputy  Director  of  Development,   the 
determination  of  recapture  infeasibil ity  will    be  made.     PFD  reserves  the 
right  to  unilaterally  initiate  a  determination  of  recapture  infeasibil ity  by 
providing  written  justification  for  doing  so. 

(signature)  (date) 


Director, 


Lisa  G.   Chapnick,   Director,   PFD 

MAP/TAP  8 
0311U/3328U 
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THE  BUILD  PROGRAM 


INTRODUCTION 

The  BUILD  program  is  a  construction  and  bridge  financing  progra.ii 
of  the  City  of  Boston.   BUILD  is  administered  by  the  Public 
Facilities  Department  (PFD). 

BUILD  provides  financing  for  major  residential,  commercial, 
industrial,  or  mixed-use  development  projects.   Loans  are  made 
at  below-market  interest  rates  to  projects  with  significant 
public  benefits. 

A  project  must  receive  approval  by  the  Boston  City  Council.   The 
project  developer  must  provide  a  100%  unconditional  and 
irrevocable  Letter  of  Credit,  which  will  be  held  as  security 
until  the  time  of  permanent  financing. 

Applications  for  funding  may  be  submitted  at  any  time. 
Proposals  are  evaluated  on  the  basis  of:   program  eligibility; 
public  benefits;  financial  feasibility;  soundness  of  project 
concept;  development  team  capability,  experience  and  financial 
strength;  and  readiness  for  construction. 

All  prospective  applicants  are  requested  to  discuss  their 
proposed  projects  with  PFD  staff  before  applying  for  BUILD.   The 
attached  BUILD  Pro'ject  Summary  form  should  be  submitted  at  this 
initial  meeting.   The  final  application  will  be  available  at  the 
meeting.  • 


Contact:   BUILD  Administrator 

Public  Facilities  Department 

10th  Floor 

15  Beacon  Street 

Boston,  MA  02108 


Telephone:   720-4300  extension  242 


ELIGIBILITY 

3UriD  loans  may  assist  the  following  project  types: 
residential,  con.Tiercial,  industrial,  and  mixed-use  real  escace 
developments.   A  project  must  provide  significant  public 
benefits  by  virtue  of  its  size,  location  or  importance  to  the 
neighoorhood  in  terms  of  job  creation,  reuse  of  vacant  land  or 
buildings,  and  creation  of  housing  for  low-  and  moderate-income 
residents. 

The  BUILD  program  is  funded  through  the  Community  Development 
Block  Grant  (CDBG).   CDBG-f inanced  programs  are  subject  to 
federal  regulations  of  the  U.S.  Department  of  Housing  and  Urban 
Development  (HUD).   Projects  are  only  eligible  if  they  either 
benefit  primarily  low-  and  moderate-income  people  or  if  they 
prevent  or  eliminate  slums  and  blighting  conditions. 

Households  are  determined  to  be  low-income  if  the  aggregate 
family  income  is  less  than  50%  of  the  median  income  for  the 
Boston  3MSA,  based  on  household  size.   Moderate-income 
households  must  have  .an  aggregate  income  of  less  than  80%  of  the 
median.   As  of  November  11,  1985,  a  family  of  four  whose 
aggregate  housenold  income  is  ^17,000  or  less  is  considered 
low-income.   A  family  of  four  whose  aggregate  household  income 
is  ^27,200  or  less  is  considered  moderate-income. 

Projects  are  eligible  for  BUILD  financing  if  they  meet  the 
following  criteria: 

o    Residential:   For  rehabilitation  projects,  at  least  51%  of 
the  units  must  be  occupied  by  low-  and  moderate-income 
households,  or  BUILD  funds  must  be  used  to  eliminate  code 
violations. 

In  general,  new  construction  is  an  ineligible  activity. 
However,  if  a  new  construction  development  provides  a 
minimum  of  20%  low-  and  moderate-income  housing,  a  loan  may 
be  made  in  an  equal  percentage  to  the  amount  of  low-  and 
moderate-income  units.   For  example,  if  25»%  of  the  units 
are  low-  and  moderate-income,  a  BUILD  loan  may  be  made 
which  equals  25%  of  total  development  costs.   In  this  case, 
the  BUILD  loan  proceeds  may  be  used  only  to  fund  soft 
costs,  such  as  architectural  and  engineering,  fees,  and 
construction  interest. 

New  construction  of  residential  units  is  also  eligible  for 
funding  in  certain  cases  where  the  activity  is  deemed  by 
PFD  to  be  necessary  or  appropriate  to  meet  community 
development  objectives.   Only  neighborhood-based, 
non-profit  organizations  are  eligible  to  receive  grants, 
although  these  organizations  may  work  in  a  joint  venture 
with  for-profit  development  entities.   In  this  case,  funds 
may  be  used  to  support  all  aspects  of  development  costs. 
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o    Retail  or  social  service:   At  least  51%  of  the  residents  of 
the  trade  area  must  be  low-  and  moderate-income;  or  the 
project  must  be  located  in  an  Urban  Renewal  area  or  a 
Commercial  Area  Revitalization  District  (CARD)  exhibiting 
symptoms  of  blight. 

o    Office  and  industrial:   At  least  51%  of  the  permanent  jobs 
created  or  retained  must  be  suitable  for  low-  and 
moderate-income  people,  or  the  project  must  be  located  in 
an  Urban  Renewal  or  CARD  area  exhibiting  symptoms  of  blight, 

PFD  monitors  compliance  with  all  the  above  requirements.   It 
reserves  the  right  to  require  on-going  certification  and 
reporting  to  ensure  that  CDBG  regulations  are  met. 


III. FINANCIAL  ASSISTANCE 

BUILD  financial  assistance  is  intended  to  lower  the  borrowing 
costs  of  construction  financing  or  provide  interim  financing  in 
anticipation  of  permanent  financing  for  projects  secured  by  real 
estate.   BUILD  may  finance  100%  of  total  project  costs. 

Eligible  uses  of  BUILD  include  real  estate  acquisition  and 
improvements,  and  the  soft  costs  associated  with  project 
development.   Funds  are  available  for  any  legitimate  project 
cost  permitted  by  Community  Development  Block  Grant  regulations. 

Loan  terms  are  tailored  to  each  project.   There  is  flexibility 
in  the  interest  rate  consistent  with  the  economic  needs  of  the 
project  and  the  extent  to  which  the  project  will  create  low-  and 
moderate-income  housing,  create  construction  jobs,  and  create  or 
retain  permanent  jobs  foe  Boston  residents. 


IV.  PROJECT  REQUIREMENTS 

1.  Project  must  satisfy  the  CDBG  eligibility  criteria 
generally  outlined  in  Section  II.         • 

2.  Project  must  receive  approval  by  the  Boston  City  Council. 

3.  The  project  developer  must  provide  a  100%  unconditional  and 
irrevocable  Letter  of  Credit,  which  will  be  held  as 
security  until  the  time  of  permanent  financing. 

4.  Contractors  must  have  the  capacity  to  complete 
construction.   The  Contractor  must  provide  a  100%  payment 
and  performance  bond.   This  bond  must  be  a  lien  bond  as 
defined  under  Chapter  254  of  Massachusetts  General  Laws, 

5.  Neighborhood  impact  must  be  positive  and  the  project  must 
have  community  support.   PFD  requires  the  developer  to  hold 
at  least  one  public  hearing. 
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6.  Project  .-Tiasc  comply  with  the  construction  employment  coals 
established  under  the  Boston  Residents  Job  Policy  Ordinance 
and  Executive  Orders. 

7.  Project  must  be  in  a  high  state  of  readiness  for 
construction. 

3.    The  project  development  team  must  have  the  experience, 

capacity  and  financial  strength  to  successfully  develop  and 
manage  the  project. 

9.  Project  must  have  firm  permanent  financing  commitments,  and 
meet  all  the  requirements  of  the  permanent  lender 
commitments  upon  closing  of  the  construction  loan. 

10.  Project  must  provide  one  or  more  of  the  following  public 
benefits: 

a.  Creation  or  retention  of  permanent  jobs  for  low-  and 
moderate-income  residents  of  Boston; 

b.  Creation  of  housing  units  for  low-  and  moderate-mcone 
residents; 

c.  Additional  property  taxes  to  the  City; 

d.  Provision  of  essential  commercial  services; 

e.  Strengthened  economic  base; 

f.  Reuse  of  vacant  or  deteriorated  buildings  and/or  land; 

g.  Potential  for  economic  spin-off  and  leverage  of 
additional  private  investment  in  the  immediate 
neighborhood; 

ho   Creation  of  minority  business  opportunities. 


V.   APPLICATION  PROCESS 

Applicants  may  submit  proposals  for  funding  at  any  time. 
However,  applicants  are  encouraged  to  arrange  a  meeting  with  the 
BUILD  Administrator  prior  to  application  submission. 

Application  packages  are  available  and  require  the  suomission  of 
the  following  information:   a  description  of  the  project 
concept,  including  anticipated  public  benefits;  the  need  for 
BUILD  assistance  and  conformance  with  CDBG  eligibility  criteria; 
developer's  plans  to  address  the  goals  of  the  Boston  Resident 
Jobs  Policy  Guidelines  and  Executive  Orders;  construction 
timetable;  evidence  of  firm  permanent  financing  commitment ( s ) ; 
evidence  of  development  team  capacity;  and  bondability  of 
contractor . 
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Final  loan  approval  is  awarded  when  a  proposal  has  satisfied  a; 
of  ??D's  application  criteria.  The  loan  must  be  closed  within 
Ninety  (90)  days  of  issuance  of  final  commitr:ent . 


VI.  Standard  Requirements 

Pursuant  to  statutes  and  regulations  governing  the  use  of 
Federal  Community  Development  Block  Grant  funds,  applicants 
awarded  BUILD  financial  assistance  must  comply  with  the 
following: 

(a)  Federal  environmental  and  historic  clearance  procedures. 
The  City  of  Boston  will  prepare  an  environmental  and 
historic  assessment  leading  to  a  'level  of  clearance 
finding"  based  on  information  provided  by  the  applicant. 
Should  an  Environmental  Impact  Statement  be  necessary, 
the  applicant  is  responsible  for  its  preparation. 

(b)  Davis-Bacon  construction  wage  levels,  if  applicable. 
Each  project  will  be  evaluated  individually,   it  should 
be  assumed  that  Davis-Bacon  or  prevailing  wages,  as 
established  by  the  U.S.  Department  of  Housing  and  Urban 
Development,  will  apply,  except  where  the  applicant  can 
document  that  BUILD  funds  will  not  be  used  for 
construction  costs,  including  labor  and  materials,  but 
will  be  used  only  for  such  other  costs  as  property 
acquisition,  certain  soft  costs  and  fees,  or  equipment 
and  personal  property. 

(c)  Federal  equal  employment  opportunity,  fair  housing  and 
affirmative  action  requirements,  and  all  other  federal 
regulations  relative  to  the  use  of  the  Community 
Development  Block  Grant.   Pertinent  civil  rights  mandates 
include,  but  are  not  limited  to.  Title  VIII  of  the  Civil 
Rights  Act  of  1963  (fair  housing)  and  Section  504, 
Rehabilitation  Act  of  1973  (nondiscrimination  based  on 
handicap).   In  addition,  in  order  to  ensure  that  a  fair 
share  of  contracts  are  awared  to  small  aid  minority 
business  firms,  contract  assurances  will  be  required 
relating  to  0MB  Circular  A-102,  Attachment  "0". 

(d)  City  of  Boston  Ordinances  and  Mayoral  Executive  Orders  on 
Employment  and  Minority  Business  Utilization  for 
construction  projects  funded  through  the  City  of  Boston. 
During  construction,  between  10%  and  30%  (depending  on 
location)  of  the  value  of  all  construction  equipment, 
supplies,  materials  and  services  procured  by  funds  under 
the  BUILD  program  must  be  obtained  from  Minority  Business 
Enterprises  as  determined  by  the  City's  Compliance  and 
Enforcement  Division.   In  addition,  of  the  construction 
jobs  created,  50%  must  go  to  Boston  residents,  25%  to 
minorities,  and  10%  to  women. 
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(e)     Federal  and  Massachusetts  regulations  concerning  asoestc; 
and  lead  paint  reinoval. 

Applicants  and  their  principals  must  be  current  in  their 
property  tax  payments  on  all  property  owned  within  the  City  of 
Boston. 

The  ?FD  Director,  in  her  sole  discretion,  may  waive  any  program 
requirement  except  those  statutory  and  regulatory  provisions  of 
the  CDBG  Program. 
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3'JILD   For:?.    1 


BUILD 
PROJECT   SUMMARY 


1.  Aoolicant 


2.      ADolicant  Address 


3 .      Applicant  Phone 


4 ,      Project  Nane 


5 .      Project  Address 


6.      Ward  Parcel  (s) 


7,      Project  Type  (check  all  categories  that  apply) 

New  Construction 

Rehabilitation 

Commercial  Office  Retail 

Industrial 


Residential  Rental  condo  Co-op 


Project  Size 

Building  Floor  Area  (Gross  Square  Footage) 
Number  of  stories  

Project  Activities  (check  all  that  apply)  • 

Real  estate  acquisition 

Building  rehabilitation  or  construction 

Leasehold  improvements 

Machinery  &  Equipment  purchase 


10.     Project  CostG 


Real  estate  acquisition 
Construction 
Related  Soft  Costs 
Leasehold  improvements 
Machinery  i  Equipment 

TOTAL 
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11.     Proposed  Funding 
Construction: 


BUILD  ror-!  1 


Source 


a) 
b) 
c) 


Permanent: 


Source 


a) 
b) 
c) 


12. 


Anticipated  date  of  BUILD  loan  closing 


13.     Public  Benefits  Suininary 

Permanent  jobs  created  or  retained 

Housing  units  for  low/moderate  income  residents 

Estimated  new  property  taxes  generated 


ATTACH  a  map  showing  the  location  of  the  proposed  project  in  Bostonc 
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THE  LEND  PROGRAM 


I.   IMTRODUCTION 

Loans  to  Encourage  Neighborhood  Development  (LEND)  is  a 

flexible  financial  assistance  program  of  the  City  of  Boston. 
LEND  is  administered  by  the  Public  Facilities  Department  fPFD). 

LEND  assists  neighborhood  development  projects  providing 
significant  public  benefits.  Low-interest  flexible  loans  are 
available  to  eligible  commercial,  mixed-use,  industrial,  and 
major  residential  projects.  The  maximum  loan  amount  is  50^  of 
project  development  costs.  The  average  loan  generally  does  not 
exceed  $200,000. 

Program  funds  may  be  used  for  the  costs  of  acquisition  of  and 
improvements  to  real  estate.  In  certain  instances,  funds  are 
also  available  to  small  businesses  for  fixed  asset  and  leasehold 
improvements. 

Applications  for  funding  may  be  submitted  at  any  time. 
Proposals  are  evaluated  on  the  basis  of:  program  eligibility; 
public  benefit;  financial  feasibility;  soundness  of  project 
concept;  development  team  capability,  experience  and  financial 
strength;  consistency  with  local  economic  development  strategy; 
and  readiness  for  construction. 

All  prospective  applicants  are  requested  to  discuss  their 
proposed  project  with  PFD  staff  before  applying  to  LEND,  The 
attached  LEND  Project  Summary  form  should  be  submitted  in 
addition  to  preliminary  construction  plans  at  this  initial 
meeting.  The  final  LEND  application  will  be  available  at  this 
meeting. 


Contact:    LEND  Administrator 

Public  Facilities  Department 

10th  Floor 

15  Beacon  Street 

Boston,  MA  02108 


Telephone:  720-4300  extension  363 
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II.   ELIGIBILITY 

LEND  funds  may  assist  the  following  project  types: 
residential,   commercial,   industrial   and  mixed-use  real   estate 
developments.     Projects  located  in  neighborhood  commercial 
districts  targeted  or  considered  by  PFD  to  be   "anchor"  or  key 
developments  will    have  priority. 

An  Anchor  Project  is  one  which  provides  extraordinary  public 
benefit  by  virtue  of  its  si^e,   location  or  importance  to  the 
neighborhood  in  terms  of  job  creation,   reuse  of  vacant  land  or 
buildings,   and  creation  of  housing  for  low-  and 
moderate-income  residents.     Determination  nf  Anchor  Project 
status  will   be  the  responsibility  of  PFD. 

A  commercial   or  industrial    business  is  eliaible   for  funding  if 
located  within  an  Anchor  Project  financed  by  LEND,   and  if  the 
firm  satisfies  the   "small    business"  definition  of  the  M.S. 
Small   Business  Administration. 

LEMD  is  funded  through  the  Community  Development  Block  Grant 
(CDBG).     CDBG- financed  programs  are  subject  to  federal 
regulations  of  the  U.S.   Department  of  Housing  and  Urban 
Development   (HUD).     Projects  are  only  eliaible  for  CDBG 
funding  if  they  either  benefit  primarily  low-  and 
moderate-income  people  or  prevent  or  eliminate  slums  and 
blight. 

Households  are  determined  to  be  lov/-income  if  the  aggregate 
income   is  50%  or  less  of  the  median  income  for  the  Boston 
SMSA,   based  on  household  size.     Households  are  determined  to 
be  moderate-income  if  the  aggregate  income  is  80%  or  less  of 
the  median   income.     As  of  November  11,   1935,   a   family  of  four 
earning  $17,000  is  considered  low-income,   and  a   family  of  four 
earning  $27,200  is  considered  moderate-income. 

Projects  are  eligible  for  LEMD  financing  if  they  meet  the 
following  criteria: 

0       Residential :     For  rehabilitation  projects,  at  least 
51%  of  the  units  must  be  occupied  by  low-  and 
moderate-income  households,  or  LEND  funds  must  be 
used  to  eliminate  code  violations. 

In  general,   ncM  constrifction   i-;   an  ineligibio 
activity.     However,    if  a  new  construction  dcvelooTent 
provides   a  min^'num  of  20%  lo\/-   and  noder-;te-f rcnre 
housing,   a  loan  may  he  made  in  an  equal    percentage  to 
the  amount  of  low-  and  noderate-income  unit;^.      ^^or 
example,   if  25%  of  tiie  units  are  low-  and 
noderate-incono,   a  LEMD  loan  may  be  made  vth-'.c^  equals 
25%  of  total    development  costs.      In  this  case,   the 
LEMD  loan  proceeds  may  be  uspd  only   to   fund  soft 
costs,   such  as  architectural   and  engineering,    fees, 
ani'!  construction   interr^st. 


New  construction  of  residential  units  is  also 
elinible  for  fimriinn  in  certain  cases  where  tnp 
activity  is  deened  by  PFD  to  be  necessary  or 
appropriate  to  neet  comminity  development 
objectives.  Only  neighborhood-based,  nonprofit 
organizations  are  eligible  to  recieve  grants, 
although  these  organizations  nay  work  in  a  joint 
venture  with  for-profit  development  entities,  ^n 
this  case,  funds  may  be  used  to  support  all  aspects 
of  development  costs. 

0   Retail  or  Social  Services:  At  least  51  "5  of  the 
residcn'ts  of  the  trade  area   must  be  low-  and 
moderate-income,  or  the  project  must  be  located  in  an 
Urban  Renewal  area  or  a  Conrercial  "rea 
Revi tal ization  District  (CARD)  exhibiting  symptoms  of 
blight. 

0   Office  and  Industrial:  At  least  51%  of  the  permanept 
jobs  created  or  retained  must  be  suitable  -^or  low- 
and  moderate-income  people,  or  the  project  must  be 
located  in  an  Urban  Renewal  or  CARD  area  exhibiting  ■ 
symptoms  of  blight. 

Ho   funds  may  be  used  for  administrative  or  operatim  costs  for 
community  development  corporations  or  nonprofit  organ-fzations, 
unless  those  ara   mortgageable  and  ni,-pct  project  expenses, 
e.g.,  for  project  management  or  developer  fees. 

PFD  monitors  compliance  v.'ith  all  the  above  ''enui-*ements.  It 
reserves  the  right  to  require  on-going  certification  and 
reporting  to  ensu*"e  that  CPt^G  regulations  are  met. 


III.   FINANCIAL  ASSISTANCE 

LEND  must  be  used  in  combination  with  private  lender  financing 
and  borrower  equity,  including  equity  raised  from  the 
syndication  of  federal  tax  benefits.  It  is  a  subordinate 
financing  program.  LEMD  may  also  be  used  in  combination  with 
any  other  government  program(s^  subject  to  any  restrictions  of 
these  other  programs.  All  LEND  applicants  will  he  expected  to 
satisfy  the  equity  requirements  of  the  primary  lender. 

Two  types  of  loans  are  available  through  LEND: 

1 ,   Real  Estate  Loans 

Permanent  mortgages,  construction  loans  and  bridge  loans 
are  offered  to  real  estate  developers  satisfying  the  LEMD 
project  selection  criteria  (see  Section  IV).  Eligible 
uses  of  LEND  funds  include  real  estate  acquisition, 
construction,  rehabilitation,  and  associated  soft  costs. 
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pie  loan  generally  does  not  exceed  $20n,0C0.  The  naxinum 
anount  of  assistance  to  a  developer  is  50*  of  total 
developnent  cost  for  an  Anchor  Project  located  in  a  PFD 
feighhorhcod  Comercial  Developnent  Bank  target  area  or 
in  a  CARD  District.  For  all  other  projects,  the 
assistance  ceiling  floats  between  25%   and  SQ%   of  total 
development  costs,  based  on  the  need  of  the  project  and 
the  discretion  of  PFP. 

Loan  terms  are  tailored  to  each  project.  Interest  rate, 
tern,  amortization  schedule  and  collateral  are  flexible! 
They  vary   with  the  econonic  need,  strength,  and  public 
benefit  of  the  proposed  project.  In  no  event  will  the 
torn  of  the  loan  exceed  fifteen  (15)  years. 

2.   Small  Business  Tenant  Loans 

Fixed-asset  financing  is  available  to  eligible  small 
businesses  located  in  Anchor  Projects.  Eligible  uses  of 
funds  include  machinery,  equipment,  and  leasehold 
improvements.  Working  capital  and  inventory  are  not 
eligible. 

Interest  rates  on  these  loans  are   flexible.  The  tern  of 
the  loan  is  based  on  banking  industry  standards  for  the 
econonic  life  of  the  financed  asset  :  production 
equipment  (3-7  years,  depending  upon  obsolescence),  and 
leasehold  improvements  {?-S   years),  "^he  maximum  loan 
amount  is  50%  of  the  total  amount  being  financed. 

IV,   PROJECT  SELECTION  CRITERIA 

A.   LEND  Real  Estate  Loans 

Projects  awarded  LEND  real  estate  loans  must  satisfy  the 
following  criteria,  as  determined  by  PFD: 

1.  Program  eligibility  fsee  Section  II); 

2.  Development  team  demonstrates  the  experience, 
rapacity  and  financial  strength  to  successfully 
develop  and  manage  the  project; 

3.  Project  is  economically  feasi*^le  and  narket.ihle; 

4.  Project  concept  is  suitable  for  the  site  ^nd 
neighborhood,  and  the  design  is  appropriable  for  the 
market  concept; 

5.  "roject  is  located  in  PFD's  targeted  commercial 
districts,  and/or  supports  activities  in  these  areas; 

5,  Project  is  in  a  high  state  of  readiness  for 
construction; 


7.  Meighborhood  impact  will    be  positive,    dcvelopnent 
olans   are  consistent  with  local   econonic  devploprent 
strategy,   and  the  project  has  comnmunity  support. 

8.  Project  nust  provide  significant  public  benefits, 
incl uding: 

a.  Creation/retention  of  permanent  jobs  for  low-  and 
nioderate-income  residents  of  Boston; 

b.  Additional    property  taxes   to  the  City; 

c.  Provision  of  essential    neighborhood  comnercial 
services; 

d.  Creation  of  housing  imHs   for  low-  and  noderate- 
incone  Boston   residents; 

e.  Reuse  of  vacant  or  deteriorated  buildings  and 
land   (rehabilitation  is  a  priority  over'nev/ 
construction) ; 

f.  Potential    for  econonic  spin-off  and  leverage  of 
additional    development  and  investment  in  the 
immediate  neighborhood; 

g.  Elimination  of  a  major  blighting  influence   in  the 
neighborhood; 

h.     Creation  of  minority  business  opportunities. 

LEND  Business  Tenant  Loans 

Small    businesses  a\;arded  LEND  business  loans  nust  neet 
these  selection  criteria  as  determined  by  PFD: 

1.  ''rogram  eligibility   (see  Section   II)   =)nd  located  in 
an  Anchor  Project, 

2.  Firm  has  at  least  a  three-year  history  of  successful 
operation  and  management,   documented  by  three  years 
of  financial    statements. 

3.  Financing  plan,   of  v/hich  LEND  is  an  element,   is  sound 
in  concept,   appropriate  for  the  company's  grov/th  and 
long-term  success,   and  consistent  with  the'firm's 
business  plan. 

4.  Financial    comnitnents  can  be   finalized  and  the 
project  implemented  without  delay, 

5.  LEND  assistance  will    generate  significant  public 
benefits,  as  described  above. 
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APPLICATION'  PROCESS 

Applications   for  funding  nay  he  subnitted  at  any  tire. 
Applicants  are  requested  to  discuss  tlieir  proposed  projects 
v/itli   PFR  staff  before  applyino  for  LEMD.      The  attached  Project 
Sumna ry  forn  should  be  subnitted  at  this   initial   meeting"!     The" 
final    LENP  application  w-'ll    be  available  at  tfte  meeting. 

Only  complete  applications  are  accepted.      Each  proposal    is 
given  a  specific  timetable  for  progress  toward  final 
commitment  of  funds. 

Technical   assistance  toward  implementation  is  available  to 
projects  throughout  this   process.      In  addition,   nonprofit 
comunity-based  organizations  may  apply  separately  to  PFD  for 
technical   assistance  funds  to  support  pro-development  costs  or 
a  project  manager. 

Applicants  must  be  current  in  their  property  tax  payments   for 
an    property  owned  within  the  City  of  Boston.      In  addition, 
PFD  provides   information  to  the  Arson  Commission,   Fair  Housing 
Commission,   and  Rent  Equity  Board.     PFD  reserves  the  right  to 
require  any  additional    information  it  deems  appropriate.     Any 
findings  judged  by  PFD,   in  its  sole  discretion,   to  be  adverse, 
may  result  in  a  denial   of  LEND  assistance. 

A.       Real   Estate  Loans 

The  LEND  application  details  all   aspects  of  the 
proposal's   financial    structure,   operations,   and  physical 
design.     The  amount  an'i  terms  of  the  loan  will   be 
considered  at  this  time. 


B.       Small   Business  Tenant  Loans 

There  is  a  separate  application  for  Small    Business  Tenant 
loans  to  determine  the  firm's  el  ig-"'bil  ity  for  lENH 
assistance.     The  application   details   the  proposed 
financial    plan,   funding  commitments,   company  historv, 
credit  worthiness,   prospect  for  growth  and  success,   and 
public  benefits. 

Final    loan  approval    is  av/arded  when  a  proposal    '"as  satisfied 
all    of  PFD's  application  criteria.     The  loan  must  be  closed 
within  90  days  of  the  date  of  issuance  of  final    conrnrEnTntT 

At  the  time  of  first  advance  of  LEND  funds,   the  borrower  must 
pay  a  disbursing  and  servicing  fee,   as  determined  by  the  bank, 
acting  as  the  City's  agent.     Assuming  no  adjustments  must  be 
made  du'^  to  deferment,   this   fee  will    be  a  maximum  of  S4,9?0 
for  a   fifteen-year  term.      In  addition,   a   fee  of  $fiO  will    be 
charged  for  each  disbursement  request  for  LEND  after  the 
initial    request. 
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The  borro\/er  also  nust  pay  for  legal  costs  incurred  in  conjunction 
with  the  LEND  loan  closing  upon  receint  of  a  bill  detailing  these 
costs.  In  the  event  the  loan  does  not  close,  the  borrov/er  must  pay 
all  legal  costs  within  fifteen  days  of  billing. 

V I .   Standard  Requirements 

Pursuant  to  statutes  and  regulations  governing  the  use  of  Federal 
Community  Development  Block  Grant  funds,  applicants  awarded  LEI!D 
financial  assistance  must  comply  with  the  following: 

(a)  Federal  environmental  and  historic  clearance  procedures.  The 
City  of  Boston  will  prepare  an  environmental  and  historic 
assessment  leading  to  a  "level  of  clearance  ^^inding"  based  on 
information  provided  by  the  applicant.  Should  an  Environmental 
Impact  Statement  be  necessary,  the  applicant  is  responsible  for 
its  preparation. 

(b)  Davis-Bacon  construction  v/age  levels,  if  applicable.  Each 
project  will  be  evaluated  individually.  It  should  be  assumed 
that  Davis-B^con  or  prevailing  v/ages,  as  established  by  the 
U.S.  Department  of  Housing  and  Urban  Development,  '.yill  apply. 
If  the  applicant  can  document  that  LEMD  funds  will  not  be  used 
for  construction  costs,  including  labor  and  materials,  but  will 
be  used  only  for  such  other  costs  as  property  acquisition, 
certain  soft  costs  and  fees,  and  equipment  or  personal 
property,  Dav's-Racon  will  not  apply. 

(c)  Federal  equal  employment  opportunity,  fair  housing  and 
affirmative  action  renuironents ,  and  all  other  federal 
regulations  relative  to  the  use  of  the  Community  Development 
BlocI'  Grant.  Pertinent  civil  rights  nandates  include,  hut  are 
not  limited  to,  Title  VIII  of  the  Civil  fJights  Act  of  lOf^B 
(^air  housing)  and  Section  50^-,  Rehabilitation  Act  of  1D73 
(nondiscrimination  based  on  handicap).   In  addition,  in  order 
to  ensure  that  a  fair  share  of  contracts  a-e  awarded  to  small 
and  minority  business  firms,  contract  assurances  will  be 
requii'ed  re'^ating  to  n"B  Circular  A-102,  Attachment  "0". 

(d)  City  of  Boston  Ordinances  and  Mayoral  Executive  Orders  on 
Employment  and  Minority  Business  Utilization  for  construction 
projects  funded  through  the  City  of  Boston.  During 
construction,  between  IG*  and  30%  (depending  on  location)  of 
the  value  of  all  construction  equipment,  supplies,  materials 
and  services  procured  by  funds  under  tl'e  LEND  program  must  be 
obtained  from  'linority  Business  Enterprises  as  determined  hy 
the  City's  Compliance  and  Enforcement  Division.   In  addition, 
of  the  construction  jobs  created,  50*  must  go  to  Boston 
residents,  25%  to  minorities,  and  ^0%   to  v/onen. 

(e)  Federal  and  Massachusetts  regulations  concerning  asbestos  and 
1  ead  point  removal . 

Applicants  and  their  principals  must  be  current  in  their  property  tax 
payments  on  all  property  owned  within  the  City  of  Boston. 

'he  PFD  Director,  in  her  sole  discretion,  may  waive  any  program 
requirement  except  those  statutory  and  regulatory  provisions  of  the  CDBG 
Program.  ""''^5"  /  "* 


LEND  Form  1 
LEND 


1. 

PROJECT  SUMMARY 
Appl icant 

2. 

Applicant  Address 

3. 

Applicant  Phone 

4. 

Project  Name 

5. 

Project  Address 

6. 

Ward                       Parcel (s) 

7. 

Project  Type  (check  all  cateaories  that  applv) 
New  Construction 

Rehabilitation 

Commercial       Office       Retail 

Industrial 

Residential       Rental       Condo 

Co-op 

8. 

Project  Size 

Building  Floor  Area  (Gross  Square  Footage) 
Number  of  Stories  

9o    Project  Activities  (check  all  that  apply) 

Real  estate  acquisition 

Building  rehabilitation  or  construction 

Leasehold  improvements 

Machinery  &   Equipment  purchase 

10.   Project  Costs 

Real  estate  acquisition  $_ 

Construction  

Related  Soft  Costs 
Leasehold  improvements 
Machinery  &   equipment 

TOTAL  $ 
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1 1 .       Proposed  Funding 

Source  Arount 

a)  $ 

b)  LEND 
c) 

d) 

e) 


rOTAL 


12.   Public  Benefits  Sunnary 

Remanent  jobs  created  or  retained 

Housing  units  for  low/noderate  income  residents 

Estimated  nev/  property  taxes  generated 


ATTACH  a  map  showing  the  location  of  the  proposed  project  in  Boston. 
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ATTACHMENT  *1 

LOW  INCOME  HOUSING  TAX  CREDI' 

Fact  Sheet 


General 

The  Low  Income  Housing  Tax  Credit,  created  in  the  Tax  Reform 
Act  of  1986,  is  the  key  tax  benefit  available  for  use  in  low 
income  housing  investments,  and  replaces  virtually  all 
previously  available  benefits  to  low  income  housing,  including 
accelerated  depreciation,  167(k),  etc. 

Eligibility 

A  qualified  low  income  housing  project  is  one  in  which: 

1,  20%  or  more  of  the  units  are  rent  restricted  and  occupied 
by  tenants  whose  income  is  50%  or  less  of  median  income,  or 

2.  40%  or  more  of  the  units  are  rent  restricted  and  occupied 
by  tenants  whose  income  is  60%  or  less  of  median  income. 

A  rent  restricted  unit  is  one  in  which  the  gross  rent  does  not 
exceed  30%  of  the  relevant  income  limitation  cited  above. 
(Gross  rent  does  not  include  federal  Section  8  or  other  state 
and  local  rent  subsidy  payments.) 

A  qualified  low  income  building  is  one  which: 

1.  is  part  of  a  qualified  low  income  housing  project 
throughout  the  15-year  compliance  period  of  the  credit,  and 

2.  IS  subject  to  new  depreciation  rules  in  the  Tax  Reform  Act 
of  1986,  and 

3.  13  placed  in  service  oetween  l/i/87  and  12/31/90. 
Credit  Amount  Calculations 

The  amount  of  the  annual  credit,  availaole  for  a  ten-year 
period,  is  calculated  according  to  tne  following  formula: 

Qualified  3a3i3  x  Applicable  Fraction  =  Eligible  Basis 

Eligible  Basis  x  Applicaole  Percentage  =  Annual  Credit  Ano-r 

Qualified  Basis,  is  the  development  cost  of  a  new  constraction 
project,  less  land  costs  and  in  some  cases,  federal  suosidies. 

Qualified  Basis  in  an  existing  project  would  include  acquisiti^r 
costs  (excluding  land)  plus  rehaoili  tation  costs,  less  federal 
subsidies  in  some  cases. 


-/sr- 


-2- 


Credit  Amount  calculation,  continued 

The  Applicable  Fraction  is  the  lessee  of  low  income  units  to 
total  units,  and  low  income  floor  space  to  total  floor  space. 

The  Applicable  Percentage  is  determined  on  the  basis  of  pro]ect 
type  (i.e.,  new  construction  vs.  rehabilitation)  and  by  the  use 
of  federal  subsidies,  as  shown  below: 

Rehabilitation  or  Resyndication     Mew  Const 


Federally  Subsi- 
dized Projects* 

Unsubsidized 
Projects 


Rehab  = 

More  Than 
$2,QQ0/Un. 

4% 

9% 


Rehab  = 
Less  Than 
$2,000/Un. 


or 


or 


4% 


4% 


plus 


plus 


Acquis 
Cost 


4% 


con- 
strue- 
t  ion 
Cose 


4% 


4% 


9% 


*  Includes  mortgage  financing  with  federally  subsidized  tax  exempt 
bonds  and/or  below  market  rate  federal  loans  or  grants  for  which 
Qualified  Basis  is  not  reduced. 

State  Credit  Limitations 


State  agencies  will  allocate  credits  to  projects  and  allocations 
are  completed  during  the  year  in  which  the  project  is  placed  in 
service.   Each  state  is  limited  to  a  total  credit  cap  of  $1.25 
per  capita  for  the  years  1987  through  1989.   However,  only  tne 
first  year  of  a  project's  credit  is  counted  against  the  cap. 
The  4%  credits  used  in  tax-exempt  oond-f inanced  projeccs  are  r.o- 
suDject  to  the  credit  cap  eitner,  since  -hey  are  controlled 
instead  by   bond  caps. 


Individual  Investment  Benefit  Limitations 

No  individual  investor  may  claim  more  than  $7,000  per  ye 
the  low  income  housing  credit  against  salary-  or  portfoi 
generated  tax  liaoility,  oecause  of  limits  related  to  ot 
passive  loss  restrictions.   Additionally,  the  amount  of 
available  to  individual  investors  is  decreased  ratably  t 
individual  income  increases  from  $200,000  to  $250,000. 
Therefore,  credit  transactions  must  oe  oriented  to  corpo 
not  affected  oy  passive  loss  restrictions,  or  to  larger 
of  individual  investors,  requiring  public  offerings  for 
relatively  small  projects. 


ar  in 
lo- 
ner 

credi • 
o  0  ai 


rations 
numoe: s 
ail  but 
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UNDERSTANDING  PRO  FORMAS 

All    projects    submitted    to   the    BRA    are    subject    to    financial    review   and   analy- 
sis.     Those   projects   which   are   done  on   publicly-held    lands    receive  a  greater 
degree  of  scrutiny    than    those   projects   which   are   totally   private,    but  regard- 
less,   all   projects   are  assessed    for  their  economic  viability.      Financial    review 
involves   analysis  of   the  economic   structure  of  a   project   including   the  costs  of 
building  and  operating   a   project,    the   structure  of  a   project's   financing,    and 
the   feasibility  of  such   estimates   in   comparison   to  current  market  trends.      As 
a   project   nears  completion  of  the  approval   process,    the   financial    submissions 
are   more   detailed   and    the   financial    commitment  of   a    lending    institution   is 
secured.      Furthermore,    financial    review   allows   us   to   identify   the  benefits  of  a 
project  to   the  city   (i.e.,    lease  payments,    taxes,    or  linkage  payments),    as 
well   as   the   financial    implications  of  any  design   changes   which   may  be   required 
by   the   BRA  or  suggested   by   the  developer. 

The  principal   method  of  conducting   financial    review   is   to  examine  a 
developer's   pro   formas.      A   pro  forma   is  an   income  and   expense  forecast  which 
lays  out  a   reasonable  set  of  predictions   regarding   the  costs  of  a   project. 
There  are   typically   two   types  of  pro   formas   -   a  development   pro  forma   which 
spells  out   the  capital   costs  of  building   a   project  and   an   operating   pro  forma 
which   predicts   year-to-year  expenses  of   running   a   project.      These  pro  formas 
do  not  give  actual    figures,    but   rather   they  offer   the  most   likely  outcomes 
based  on   a   reasonable   set  of  assumptions.      These  assumptions  may   be  varied 
to   reflect  more  optimistic  or   pessimistic  assumptions   regarding    the  market, 
inflation,    the   time   value  of  money,    or  changes    in   the   tax    laws,    etc. 

The  development  pro   forma   is   broken   down    into   three  major  categories: 

1.  ACQUISITION   COSTS    -    the  costs  of  assembling   and   clearing   the   required 
site(s).      Also  called   the   land   costs. 

2.  HARD   COSTS    -    the  costs  of  construction,    including   all   physical    improve- 
ments  to   the   site. 

3.  SOFT   COSTS   -   professional   fees,    financial   costs,    and  developer's  fee. 

The  operating   pro  forma   is   usually   based  on   the  first   stabilized   year  of 
operation   and   usually   includes  the  following: 

Income  -   gross   income  from   rental   of  office,    retail,    residential,    or  parking. 
(Based  on   comparable   rents   in   a   similar  market.)      A   certain   percentage   is 
deducted   for   vacancy   resulting   in   an   effective  gross   income- 
Expenses   -   this   includes  operating  and  maintenance  expenses  as   well   as   real 
estate  taxes.      Other  expenses  may  include   lease  payments  or  linkage  charges. 

Net  Operating    Income   -   this   is   simply   the   income  minus   expenses  or  the 
amount  of  money  available   to  finance  the  debt. 

Debt   Service   -   the  annual    payment  of   interest  and   principal   on   the   loan. 


The  operating   pro   forma   can    show   either   before-tax   or   after-tax   calculations 
but   in   either   case   it   should    include   information    regarding    the   financing   of   the 
project,    specifically    the   amount   of  equity,    the   amount   of   debt   and    the   terms 
of  the  permanent   loan. 

Development  and  operating   pro  formas   for  a  hypothetical   development  project 
follow. 


f.'.ODEL   DEVELOPMEMT    PROJECT 


O«v«lopm«nt  Program 


Total   Land   Square   Footage 

GROSS   SQUARE   FEET 
Office 
Retail 
Parking 

f#  of  spaces) 

TOTAL  CSF 


15.000 


120.000 

12.000 

20.000 

55 

152.000 


based  on   an  average  of  350 
sf/space 


NET   SQUARE   FEET 

Office 

Retail 

Parking 
TOTAL   NSF 


loa, uoo 

9.960 

20.000 

nil. 360 


based  on   8??,  efficiency 
based  on   83%  efficiency 


DEVELOPMENT    PRO   FORMA 


ACQUISITION    COSTS 

Land   Cost 

$   2 

.250.000 

$/LSF 

150 

$/FAR   SF 

17 

HARD   COSTS 

Site   Improvements 

525.000 

$/LSF 

35 

New   Construction 

n 

.220,000 

$/GSF 

85 

Parking 

1 , 

,100.000 

'$/space 

20.000 

Tenant   Improvements 

1, 

,123.700 

Office  $/nsf 

10 

Retail   $/nsf 

8 

TOTAL  HARD   COSTS 

i15, 

,568.700 

O«v«lopm«nt  Pro  Forma 


(continued  ] 


SOFT   COSTS 

Architect/ Engineering 
%  of  Hard   Costs 


Legal,   Accounting.    Insurance  500,000 

Marketing/Brokerage  500,000 

Developer's   Fee  450,000 

Construction    Loan    Interest  1,260,000 


698,  UOO  Architecture/ Engineering 

5?,  fees  usually   range  from 

4-7%  of  hard  costs 


Financing    Fe«»s 
Real   Estate  Taxes 
Permits.    Title 
Operating   Loss 


TOTAL  SOFTS   COSTS 

CONTINGENCY 
%  of  Hard  Costs 


tJOO.OOO 
500,000 
200,000 
800.000 


$   5,308.400 


roughly   2-4%  of  TDC 

This  figure  is  calculated   by 

multiplying   the  amount  of  the 
loan  by   the  interest   rate  by 
the  amount  of  time  the  loan 
will   be  out  by   the  percentage 
drawdown    (i.e  what  percent  of 
loan  is  outstanding  at  any 
point  in  time). 


The  Operating    Loss   is  a   line 
item  which  accounts  for  a 
"start-up"   period  -  i.e.,    the 
time  between   project  comple- 
tion and   full   lease-up  of  a 
building.      In   this  case,   it 
is  estimated   that   it  will 
take   18  months  to  achieve 
90%  occupancy. 


$       977.800         Contingency  allowance  usually 
7%  ranges   from  5-10%  of  hard 

costs,   depending  on  soil 
conditions  and   foundation 
construction.      Rehabilitation 
projects  usually  have  a 
greater  allowance  based  on 
age  and  condition  of  building, 


TOTAL  DEVELOPMENT   COSTS        $22,504,000 


Soft  Costs  as  %  Hard  Costs 
Soft  Costs  as  %  TDC 


38%       Projected  soft  costs  for 

professional   fees  and  other 

24%  expenses  are  comparable  to 

other  downtown  projects 
recently  reviewed  by  the   BRA. 


MMgHnBraaow 


Operating  Pro  Form* 


(FIRST    STABILIZED    YEAR; 


INCOME 

Office 

5   3.«a5,200 

$/nsf 

$33.00 

Retail 

HHS,20Q 

$/nsf 

as. GO 

Parking 

165,000 

$/space 

250/month 

TOTAL  Cross    Income 

«. 058. 400 

Vacancy 

(186.120) 

Effective  Cross   Income 

3.871.980 

OPERATING 

EXPENSES 

Office 

(«69.800) 

$/nsf 

a. SO 

Retail 

(«4.820) 

$/nsf 

a. 50 

Parking 

(26.400) 

Real   Estate 

Taxes 

(564.600) 

Rents  are  calculated  on   basis 
of  net  square   footage.      These 
rents  are  comparable  with 
rents  of  mid-size   buildings 
currently   under  construction 
in  downtown   Boston. 


5%  of  office  and   retail  space 
and   5%  of  parking 


Parking  expenses  are  usually 
estimated  to  be  16%  of  total 
gross   parking   revenues. 


Linkage 


(22.857) 


TOTAL  EXPENSES 

NET  OPERATING  INCOME 

RETURN  ON 
TOTAL  COST 
DEVELOPMENT 
COST  (ROTDC) 
(NOI/TDC) 


($1,128,477) 
2,743.503 
12.19% 


Linkage   payments  are  calculated 
based  on   the   formula  of  $5/gbf 
over    100.000  gsf  paid   over 
7  years    (for  housing)    and 
$1/gsf  paid  over   2   years    (for 
job   training).      Since  this 
operating   pro  forma   represents 
the  first   stabilized   year  of 
operation,   only   the  housing 
linkage  payment   is  shown.      The 
job   training   payments  would  be 
completed   in  year  2. 


ROTDC  is  a  measure  of  project 
financial  performance 
expressed  as  the  ratio  of 
Net  Operating    Income  to 
Total   Development   Cost. 


Operating  Pro  Forma 


(FIRST   STABILIZED    YEAPl    (continued) 


DEBT   SERVICE  (2.a21,700) 

Term/ Interest    Rate/Amount 

Before  Tax   Cash    Flow    (BTCF)  321,803 

Cash-on   Cash   Return 

(BTCF/Equity)  14.30% 


Equity 
Debt 


$20,254,910  @   n.5%   for   30  years 


Cash-on-cash   return  indicates   the 
ratio  of  cash   remaining  after 
the  payment  of  operating  ex- 
penses and  debt  service  to 
invested  equity  on  a  pre-tax 
basis. 

$   2.250.U90   15%  of  TDC 
$20.25U,«10  -85%  of  TDC 


SAMPLE  DEVELOPMENT  PRO  FORMO 


Hcq'-i  1  s  1  t  1  ort    C':''»t 
Land 

O'.ti  l.J  J  r.i_] 
Total 

C^:•  r I ";: t  n.i (_■  t  1  •:■  n  CC't.t 

New  Const.  (  t.  /GSF) 

Rcjhab      (  t.  /GSF) 

Site  Pr(?p  (  »  /GSF) 

Pat'king     (  t  pef'  space) 
Total 


Professional  Fees/Soft  Cost' 
flrch  1  tect  /Eng  i  nceering 
Attorneys  Fees 
Pccouritant  Fees 
Developer's  Fee 
Construction  Interest 
Loan  Conifiii  t  tnient  fees 
Real  Estate  Taxes 
I nsurance/T i t 1 e 
Permit  s 
Market i ng  Fee 
Total 


Cont  mgency 


TOTAL  DEVELOPMENT  COST 


SPMPLE    OPERfiTING    PRO    FORMfi    FOR    RENTOL    PROPERTY 


Rl?'J  )  i:.'<;-?fi1:  I  .i  1     I  r  ic:'.;'fii.-? 


IJi .  1 1 

Jype?  <4 


Rent  a  I  /  Yf>ar- 


TotcU 


Cc'iiuiiefc  1  a  1     I  ncofiie 


Office 
Retai  1 
Pav'l<  1  rig 
Total 


(NSF  If"  «  /N5F) 
(NSF  M  $  /NSF) 
(spruce    il'    S    /space) 


Grosis    Poteritial     Income 


K.'incerxcy 

Residential        (       •/• ) 
Commet'c  ial  (       "/•) 

Tot  a  1 


Gf'oss    Effective    Income 


Operating    Expenses 
(Cost    to    Manaqefiient  ) 


Resident  ial 
*/NSF  «  Total 


Cofiunet'Cial 
«/NSF    ■/.    Total 


Management 

Maintenance 

Heat 

Electric 

Water  f,    Sewer 

Insu^'ance 

Reserve 

Security 

Total 

Parking   (t  /space) 


R  o  c^  1     h  J  t  a  1 1.>     T  .n  M  ■-■■  •.: 


R'.'S  )  (.lent;  1  ..\ 
Cofiifiic-'r'r:  .1  a  1 
f-' .:<rM-'.  1  rnj 


Net     Income    Ovail£\ble    for    Debt    and    Reti.irn    on    tquity 
Debt     Service        (  '/.    on    t>  for  years) 


Cash    Flow 

Ret  i.trn    on    Cq  1 1 1 1  y 


SAMPLE  SQLES/,  CONDOMINIUM  PRO  _FgRr;lQ 


U'ji'idC'fii  1  I'l  1  uni    !Ga  1  es 

yyj.I  i  Prict^     ijr    S().      ft.  Pf. -.coeds 


Gr'Oijfis    Sales    Pv-C'ce^eds 

L  c-ss    Market  1  ncj/    Eo-okerage    fees 
Less    Total     Development     Cost 

Net     F'rofit     (before    Taxes) 

Retur'n    on    Equity 


de\'3:lopmznt  pro  for>u 


Budget 

Acq-Jisition  $      15,000 

Construcrion  261 t 600 

Site  prep  &   improvenients  1,200 

Architect  5    Engineering  "  17,650 

Legal   &   Accounting  5,000 

Utilities    (during    construction)  3,500 

Zoning   £  peraits  3,000 

Insurance  1,600 

R.Z.    Taxes  1 ,000 

Interest  during    construction 

5  months    0    14% 
Financing    fees 
Developers    fee 
P.ent  up 
Contingency   13% 

TCTAL   DE\TL0?;'.EJ3T   COST  3  395.357 


Conirerrial    Inccire  Budget 

Office    (2350     K3F   0    $6.00     /N3?)  517,100 

P.s3idsntial   Income 


Unit 

TxTse  S  P.ent/Month 


2  1  3-472  •  S    6,120 

3  2  $572  $13,630 


Gross    Potential    Income  335,900 

Vacancy  ($    353) 

Effective   Gross    Income  335,537 


Cceratina  Ixoenses 

Ksngement 

Miintenance 

Cleaning/Trash 

Heat   (paid  by    tenants) 

Electric 

Insurance 

Legal   C  Accounting 

Water  s.   Sewer 

Reserve 

TOTAL 


P.eal   Estate  Taxes 


3    1 

,000 

-) 

,000 

500 

-0- 

350 

2 

,600 

500 

1 , 

,200 

1  , 

,000 

(S9, 

,150) 

(3h, 

.000) 

Vet  Oeeratino    Income  322,337 


Debt  Service  (321 ,3S3) 


Cash   "low  32,00- 


i^irV/lMP/X  '''"^^    Ric"c^.:-Tv.rN-T^_        i    i 

A.=?lICATION  FOR  MORTGAGE  FINANXING  '  ' 

FOR  DEVELOPMENTS    INCLUDING    RESIDENTIAL   SPACE   ONLY  FEB     6   »0/ 

Mrv  of  Project npypinPfAENT  D^P"^- 

Address   of  Projeci 

Name  of  horigtgor " 

Address  of  Mortoa;sr 


Signeo 

TTlTe    General   Partner 


Total  Loan  A.Tount  S  15.A7A.272 ^„„     Estimated  Closin;  Date    February.   1967 

Total  Replacement  Cost  i  18.551.71^ Equity  Anoimt  S3.077.4A2         

Corjstrurtion  Loan:     Rate     S.loVOverrioe      .5    i  Tenriie    Hontns     Constant  0.    6-60 
Penrjnent  Loen:  Rate     8.101  Override      .5    I  Tertr.  30    Years       Constant  C.    9.46668 


No.  Ajertnent  Units     184  No.  cf  Buildings      2  No.  of  Stories 6_ 


Ko.  Elderly  Units NO.  of  Far.ily  Units  184  No.  Handicapped  umts     10 

No,  Section  6  Units 46     No.   Int.  Sui.  Units  No.  UnsuSsidiiei  Units  138 


Construction  Type:     Type  I(   ).  Type  11  or  IIK   ),  Type  IV(   ),  V  or  VI  {   ).  Rehab  (   ) 
Construction  Contract  Type:     Union  (     ),  Open  Shop  (x  ) 

Mortgage  A.-nount  ptr  Unit  S    84.099  Construction  Cost  per  Sq.   Ft.  S  66.62 

Gross  Square  Footage  173.725  Av.  Gross  Area/Apt.     944  Av.  BR/Apt.     1.25 

Total  Land  Value  S  1,440,000  Land  Value  per  Unu  S  8,000 


No.  Parking  Spaces:     outdoor    300  enclosed spaces  per  urn:    1.63 


Special  Features:   Clubhouse,  swiniming  pool,  recreation  room,  master  antenna, 
laundrv  rooms  


Equipment  «nd  Services  to  be  Included  in  Rent: 

Mghi  (  ),  cooking  (  ),  eltc.  Heat  (  ),  gas  heat  (x).  oil  heat  (   ),  refrig.   (x). 
gas  range  (   ),  elec,  range  (x).  dishwasher  (x),  disposal   (x),  exhaust  fan  Cx). 
central  t.c.   (   ).  •.c.  tleeves  (x).  window  i.e.   (  ).  carpet  (x).  drapes  (  ). 
iwirmino  oool    (x\ .   •l#v«tori    fno.  4       K 


iwlnning  pool   (x),  tlevators  (no. A      ) 
Services   Paid  By  Tenants:     Domectic  electricity 


^OR  AGENCY   USE 

OAS  fee  atnt.  S date  rec'd appl.  fee  amt.  S date  rec'd_ 

Recomitment  fee  amt.  S_^ date  rec'd verified  by ^___ 

date  presented  to  Board action  of  Board 


of  ccr_pos:TE  s^xr.Ti  dated  jx.s-jxj^^.  1^^^ 


Ko.    of   B«droons 

J5c,    of   Oalti 

K«t  H«nt*bl«  Sr  ptr   Or.it 

Iltvitor  -  Kon  ntvttsr 

furktt  *«nt    (Conv«.'Jtio£Al   *«nf5 
JUt«t  15   T«rttx   25    Cenit«nt«  15:4? 
KSFA  Itlow  Kkt.   XintCCeit  Itttd 

7    70  +    .9  ^  9.46668 

jUtti         ^tr«x  30     Conit«ntx 

Adjufttd  KHTA  *tnt 

SHARP  Ptr   Onit 

A**iir.ttle  »tnt 

£xi«tir.i  Stc.    I   Rtr.t/707   *tBt 

Utility  Allovanct 

Perctntig*   of   Stc.    8    I«nt/7Q7    Rtn 

I  „138 

a  „™ 
4 


^■pg*  yy?^   gyt-B-p  *  rx; 


2.597 

3.245 


358.386 


12 

a  — — 

1         138 


2.597 


149.270 


_  2 
1 
i 


Jli. 


3.377 


358.386 


155.342 


Dividtnd  C*Iculatloft   «%  on  f„3.077,^^z  _ 


•qual   t  18^.646        AnnuAl   Div  dtnd 


jfA  CTAXT   m07TCXC2   APPLICATIOS   t/30/«4 

-VARY   OF    PRCJECT    INCOKI.     EXPEKSES      &    DIET   SEFTvICE    COVEXACE 


^<rvr;AL  R^^~r    TT^gpwg 

Kod/KArUt  OnltB    (XttAinAbl«) 

Low  Incoae  Dnit«    (S. 8/707  R«nt») 

CTOSS   RESIDEK7IAL    HJCOKI 
L«ss  VACAncy  rector* 


TXZt   2 


Kod/KAiket  Unit«__5 ^% 

Lov  Incone  nn<»«         5      % 
Total  VftCAncy 

I.   IfFECrm  RZKTAL   IH»HS 

(fill   in  Projected  Date  85%   Ocnapany. 

INCOWr   FROM  CrmZR  SOURCES    (SPECIFY) 

LAundry  16.00  x  _l8iL_unit«  -   f_ltl21 


f 

1.  JOO,««<JU 

$ 

$ 

352. 82A 

69.A20 
17.641 

1.7A1.224 

(5— 

87.061 

( 

1.654,163 

z  12 


FAiklng 


.tpAces   At   $. 


jnosth  z  12 


,%    VACAIiCy 


13,248 


Other  . 

Other  

Other  .^____^— 


2. 
3. 
4. 
5. 
€• 


TOTAL  OTHER  IKCOKE 

SHARP  LOAK    (FIRST  TXAJt) 

AKNUAL  OPZRATIBG   EZPUSIS 

KT  ZICOICI  f  -   U42f3(4)} 

©OT  «SJC71CX   (Const Ant  6  •  0946668 

DEBT  SZJC7ICZ  CtTVERACl  «AT20  lll.l 


jjj    t      15.474.272        ^^an 


7. 

t.  ACTOAL  DEBT  SER71CI  C07RRAC1    CLlne  t   Rait  IqoAl  L1a«  7) 


13.24 


513.72 


569.74 
1.611.3? 


1.464.9( 


.1  .l  rei£ 

1.1 


^|n«Cf-»'t    Tft  100. 0-^5 

PijTcl  ]  £x?«njeJ-Inc1.  Taxes,  ttc.    20,080  ^ 109 

Leyil                                                                                 500  ~  3 

Audit  , 3.500  ~              19 

Kirkel^ng  Cxp«nses  11.120  60 

Teltphone 1.800  10" 

Office  Su?3l1«j 1.200  6 

Other  Adr.inixtrative  Excenses  6.500  "35" 

Sub- totil  -  Adminlitratlve                                                           ^^.700  2ZT 

Hafntenince  '  _____^^^^_  

P«/roll  £xpenie$-Incl.  7«xcs.  ttc.                36.060  i96" 

Jinltoriil  M«teri*U  6.300 3^ 

Lindsciping  11. 700 6f^ 

Otcoritin;  (fnttrlor  only)                                  6.300  3a 

RfPiirx  (interior  tnd  exttrlcr)                      ie,900  102 

flfvitor  M4lnttn«ncf                                            4.500  24 

Gtrtige  ind  Trtsn  Rtraovil                                 19,440  105 

Sno^  Removil                                                             3.960  21 

exterminating 4,860  26 

Pool  Maintenance  — 


Kiicellaneous                                                         4.960  27 

Su6-lotal  -  Maintenance  117.000 635 


Secirrltv 


Utilities 


Electncuy  19,800  107_ 

C«S  82.800  __ 

on  ~ - 


Water  and  Sewer  7.8QQ  ^ fil. 

Sup-tctal  -  Utilities  no. ^00  feoo 

Utility  Allowance  (Section  8  Only)  — 

Insurance  27.600     150. 

Oper.  Cx;.  Before  Tax  t  Bep.  Res.  399.745         2.172 

Taxes 

Real  Estate  Ttxtf _ 

Other  Taxes 


Sut>-tou1  -  Tixtx  .  ^o^'OOO  . i^ 

69.000  375 


teplacrrxnt  Reserve  (      I  dir.  con,) 

Utility  AlloNJance  (Section  •  Only)  (  —  )  L 


TOTAL  ANNUAL  OPERATING  EXPENSE 


569. 7A5  3.096 


si::r;^RY  of  estl^atld  PROJici  cu^jb  f-.o«.TCAc-£  applic^^-j.^   p.. 

VRCJEC7 '-  «hFA   project   ND. ^ 

Squire  Foctije  ■"-  Cor.structlon  Cojt  InforRitlon 

iron   RexiCen:i«l  Kon-Corrvjnltr  Sq.   Ft.  ^^^-^^8 

fit'CSl   CoTT-.un'ita  Squirt   fO0l*8«  ''.i'^/ 

7c til  Croxj  Squtrt  footige  ^^'^.'^5 

Ket  «tnt«fcU  Reildefltlil  Souirt  footice  133.210 

Kct  Hmtitilc  Rei.  Sf  «s  X  broi*  R«4.  if  79::: 

Construction  CoJt  P*''  Totjl  Croii  So.  Ft. 66.62 

Coniiruction  Coit  ptr  RcjldentUl  Unit  ei.^n 


Wrtct  Conjtructlon  Costs  11. 300.000 


Construction  F««s 
Survf/S.  ftrmu,  ttc.  135,900 

lend  ^rrBlyjR  (        X  dir.  const.)        no. coo 


Arcft.  Design  I        X  dlr.  eonst. )        275.000 
Afcii.  2nspcc.(        %  dir.  const.)         55.000 


TouTTiil  ~  575.900 


Total  Construction  Cosu  11. 875. 900  i 

6«ntril  0«v«lopr»nt  Costl 
Construction  Lo«n  Jnttrtst 

tontfts  16   rate  8.6   887,192 

OAS  Fee  .li  of  Loan' 
Mortgage  Application  Fee 

.2t  of  Loan.  A6.423 
Construction  Inspection  Fee     """^  "     — — 

.55  of  Loan  77.371 

Financing  Fee  22  of  Loan  309 .48  5 

Reel  Estate  Taxes  55.Q00    ' 

Insurance  .  65.000 

Legal  Fee  '  IA8.000 

Title  1  Recording  Expenses  30.000 

Rent-up  I  Marketing  180. 000 

Other  —  .Co«t  Cert.  15. 000 

Total  Ccn.  Development  CcstJ  ^'S13.a71  2 

D«v.  Overhead  68A,469 

Developer*'  Ftt  (2OJ  of  Lla««  1*2)^  2.737.87A  3 

Und tq.ft,  •  |_ ^per  iq.ft.  ,  ^-^^O-Ooo  ^ 

Tout  XtplAccaent  C«t  ,  l8.55l.7U_s 


Developer  ¥••  2,737,874 

Cesh  "^^  339,568 , 

■                                                             ■ — "  ^           3.077.AA2  16 

Utn  15.A74.272_7 

Loan/R«pl«cec»nt  Coit  lUtlo  , —' 


BOSTON  PUBLIC  LIBRARY 

lli|ifT!Tfi'lf!!!i'B 

3  9999  06315  754  7 


